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Dear Mr, Hodges:

lntegra Realty Resources - Caribbean is pleased to submit the accompanying appraisal of
the referenced property, The purpose ofthe appraisal is to develop an opinion ofthe
retrospective market value of the fee simple interest in the property. ln the course of
preparing this appraisal, we have also provided an opinion of the retrospective market rent
for the property and contrasted that with the rent being paid under a lease between
interested parties that was executed in 20L4. The client for the assignment is Dudley,

T 340-7t4-7325
f 844-952-7304
Ca r¡bbean@ irr.com
www.rrr.conl

The appraisalis intended to conform with the Uniform Standards of ProfessionalAppraisal
Practice (USPAP), the Code of Professional Ethics and Stancjards of Professional Appraisal
Practice of the Appraisal lnstitute, the Principles of Appraisal Practice and Code of Ethics of
the American Society of Appraisers, the RICS Valuation Professional Standards, the
lnternational Valuation Standards, and applicable jurisdictional appraisal regulations,

To report the assignment results, we use the Appraisal Report option of Standards Rule 2-

2(a) of USPAP. As USPAP gives appraisers the flexibility to vary the level of information in an

Appraisal Report depending on the intended use and intended users of the appraisal, we
adhere to the lntegra Realty Resources internal standards for an Appraisal Report -
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Standard Format. This format summarizes the information analyzed, the appraisal methods
employed, and the reasonirrg that supports the analyses, opinions, and conclusions.

The subject is an existing supermarket property containing L63,313 square feet of gross

building area, which includes a retail/shopping area, a warehouse/storage area, and offices.
The improvements were constructed in 1999, were previously owner occupied and are now
L00% leased. The site area is L6.037 acres or 698,568 square feet,

Based on the valuation analysis in the accompanying report, and subject to the definitions,
assumptions, and limiting conditions expressed in the report, our opinion of value is as

follows:

Final Value Conclusions

Aooraisal Premise

Retros pective Ma rket Va I ue

+Values expressed in Un¡ted States Dollars

Extraordinary Assumptions and Hypothetical Conditions

Thevalueconclusionsaresubjecttothefollowingextraordinaryassumptionsthatmayaffecttheassignment
results. An extraordinary assumption is uncertain information accepted as fact. lfthe assumption is found to
be false as ofthe effective date ofthe appraisal, we reserve the right to modify our value conclusions.

L. Wewerenotabletoinspecttheentireinteriorofthesubjectnortherearexterioroftheimprovements,We
were only able to access the ¡nterior ofthe retai I shopping area, but not the warehouse or office areas. We
have a ss u med that the i nforma ti on provi ded by the cl i ent rega rdi ng the qua I ity a nd conditi on of thes e

areas is accurate.

2. Thelandareaanddescriptionofthesiteisbasedonasurveyofthesubjectpropertywhichhasnotyet
beenrecorded. ThesurveydenotesthesubjectsiteasPlotl4XX,andthisdenotationwouldchangewhen/if
the s urvey gets recorded i n the Ca dastra I off i ce for the territory.

Thevalueconclusionsarebasedonthefollowinghypotheticalconditionsthatmayaffecttheassignment
results. A hypothetical condition is a condition contrary to known fact on theeffect¡vedateofthe appraisal
but is supposed for the purpose ofanalysis.

1 hln hvnnthoti¡rl ¡nn¡litinnc rrroro omnlnrro¡l in thic rnrlvci<

lnterestAooraised DateofValue
Fee Si mpl e Apriì 30,2014 511,120,000

Eleven Mill¡on One Hundred Twenty Thousdnd Dollors

Value Conclusion

.t-

tE)
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lf you have any questions or comments, please contact the undersigned. Thank you for the
opportunity to be of service.

Respectfu lly su bmitted,

lntegra Realty Resources - Caribbean

/{fu
Mark J, Weathers
Certified General Real Estate Appraiser
Vl certificate # 1,-27738-78

Te le phone : 340-7 L4-7 325
Email : mweathers@irr.com

James V, Andrews, MAl, CRE, FRICS, ASA, CVA

Certified General Real Estate Appraiser
Vl Certificate # 0-14194-18
Te le phone : 345-7 46-3110
Email: jandrews@i rr.com

@
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Summary of Salient Facts and Conclusions

Summary of Salient Facts and Conclus¡ons

Propertv Name

Add ress

Property TVpe

Owner of Record

Parcel lD

Legal Description

Land Area

Gross Building Area

Percent Leased

Year Built; Year Renovated

Zon¡ng Designation

Highest and Best Use - As if Vacant

Highest and Best Use - As lmproved
Exposure Time; Marketing Period
Effective Date of the Appraisal

Date ofthe Report
Propertv lnterest Appraised

Market Value lndications
Cost Approach
Sales Comparison Approach
lncome Capitalization Approach

Market Value Conclusion*

Plaza Extra West
Plot No. 14 (Part) Estate Plessen

Prince Quarter, St, Croix, Virgin lslands

Retail - Mixed Use

Plessen Enterprises, lnc.

4-06200-0408-00
Plot No, 14XX from Remainder Parcel No. 14 Estate Plessen,

Prince Quarter, St, Croix, U.S. Virein lslands

'Values expressed ¡n United States Dollars

Thevalues reported above are subject to the def¡nit¡ons, assumpt¡ons, and limiting conditions set forth ¡n the accompanying report of which thìs summ ry ìs

apartNopartyotherthanDudley,TopperandFeuerzeig,LLPandMr.FathiYusufandanyapplicablecivilcourtsoftheUSVÌrg¡nlslandsmayuseorrelyon
theinformt¡on,op¡n¡ons,andconclusionscontaìnedinthereport ltisassumedthattheusersofthereporthavereadtheentirereport,includingallofthe
defi n¡ti ons, assumpt¡ons, a nd li mit¡ ng conditions contai ned therein,

L6.04 acres; 698,568 SF

163,313 SF

L00%
1999; N/A

Extraordinary Assumptions and Hypothetical Conditions

Thevalueconclusionsaresubjecttothefollowi ngextraordinaryassumptionsthatmayaffecttheassignment
results. An extraordinary assumption is uncertain information accepted as fact. lfthe assumption is found to
be false as of the effective date of the a ppraisa l, we reserve the right to modify our val ue conclusions.

1. Wewerenotabletoinspecttheentireinteriorofthesubjectnortherearexterioroftheimprovements.We
wereonlyabletoaccesstheinteriorof theretailshoppi ngarea,butnotthewarehouseorofficeareas.We
have assumed thatthe information provided by the client regardingthe quality and condition ofthese

B-2, Business - Secondary

Retail use

Continued retail use

12-24 months; 12-24 months
April 30, 2014
September 26,2016
Fee Simple

areas is accurate,

2. Thelandareaanddescriptionofthesiteisbasedonasurveyofthesubjectpropertywhichhasnotyet
beenrecorded. ThesurveydenotesthesubjectsiteasPlotl4XX,andthisdenotationwouldchangewhen/if
the survey gets recorded in the Cadastral office for the territory.

The va lue concl usions are based on the following hypothetica I conditions that may affect the assignment
results. A hypothetical condition is a condition contrary to known fact on the effective date ofthe appraisal
but is supposed for the purpose of ana lysis.

L. No hypothetical conditions were employed in this analysis.

S 10,7 2o,ooo
Not Used

S 11,2so,ooo

S 11,120,000

Plaza Extra West
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General lnformation

General lnformation

ldentification of Su bject
The subject is an existing supermarket property containing L63,3L3 square feet of gross building area,
which includes a retail/shopping area, a warehouse/storage area, and offices, The improvements were
constructed in 1999, were previously owner occupied and are now 100% leased. The site area is
1.6.037 acres or 698,568 square feet. The legaldescription of the property is show below.

Prope rty I de ntif ication

Property Name

Address

Parcel lD

Owner of Record

Legal Description

Sale History
The most recent closed sale of the subject is summarized as follows:

Plaza Extra West
Plot No.14 (Part) Estate Plessen

Pri nce Quarter, St. Croix, Virgin lslands
4-06200-0408-00
Plessen Enterprises, I nc.

Plot No. 14XX from Remai nder Parcel No. 14 Estate Plessen, Pri nce Qua rter, St.

Croix, U.S. Virgin lslands

Sa I e Date

Sel I er

Buyer

Sale Price*

Recording lnstrument Number document number 2008005467 ofthe U,S. Virgin lslands Recorder of Deeds

offi ce

Expenditures SincePurchase Unknown

*Note that the deed indicates a value worth not greater than 5580,000, which was included for tax
purposes only,

September 6, 2008

John W. Warlick
Plessen Enterprises, I nc.

Ssso,ooo

subject property contains only 16,037 acres according to a recent land survey. Based on discussions
with ownership, this transaction was between related parties and does not represent a market
oriented sale.

To the best of our knowledge, no sale or transfer of ownership has taken place within a three-year
period prior to the effective appraisal date.

The entire subject property is currently subject to an active lease agreement between related parties.
Pertinent lease terms are as follows.

Plaza Extra West



General lnformation

Lease Synopsis

Lessor

Les s ee

Leased SF

Lea se Type

Tenant Paid Expenses

Owner Paid Expenses

Commencement

Expi rati on

Cancellation Clause

Term

Rema ining Term

Base Rent & Escalations

Ba s e Term

Option Term

Option Term

Current Contract Rent

Pl essen Enterprises, I nc.

KAC357

163,313

Triple Net

Propertytaxes, insurance, and all repairs and maintenance
Genera l/Admi nistrative costs, ma na gement expens es a nd gross recei pts

ta xes

4/29/201.4
4/28/2024
None

I20 months or 10,0 yea rs

120 months or L0,0 yea rs

Period Months PSF/Yr Annual Rent

4/29/2074 - 4/28/2024 t - L20 54.3s 5710,000
4/29/2024 - 4/28/2034 t2t-240 s4.3s s710,000
4/2e/2034 - 4/28/2044 24L-360 $4.3s s710,000

Projected Market Rent- First Forecast Year

Comments

Source: Lea se

The lease rate is belowourestimated market rentconclusion. Forthe purposes of the report, we have

disregarded the lease in this analysis.

Pending Transactions
To the best of our knowledge, the property is not subject to an agreement of sale or an option to buy,
nor is it listed for sale, as of the effective appraisal date.

Purpose of the Appraisal

The annual rent includes a S50,000 annual fee dueto the landlord for
the tena nt's use of the sewer servi ci ng the bui I di ng,

The purpose of the appraisalis to develop an opinion of the retrospective market value of the fee
simple interest in the property as of the effective date of the appraisal, Apri130,2014. The date of the
report is September 26,2016. The appraisal is valid only as of the stated effective date or dates.

Basis of Value
Market value is defined as:

"The most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and

S71o,ooo

5t,224,848

Plaza Extra West



General lnformation

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

o Buyer and seller are typically motivated;

o Both parties are well informed or well advised, and acting in what they consider their own
best interests;

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

. 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."

(Source: Code of Federal Regulotions, Title L2, Chapter l, Port i4.42[g]; olso lnterogency Appraisol and
Evoluation Guidelines, Federol Register, 75 FR 77449, December 1-0, 20L0, page 77472)

Definition of Property Rights Appraised
Fee simple estate is defined as, "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."

(Source: The Dictionory of Reol Estdte Appraisol, Fifth Edítion, Approisal lnstitute, Chicago, lllinois,
2010)

The entire subject property is currently subject to an active lease agreement between related parties.

Based on client instructions, we are only valuing the fee simple interest in the subject as if there were
no lease,

lntended Use and User
The intended use of the appraisal is for litigation purposes. The client and intended user is Dudley,
Topper and Feuerzeig, LLP, and other intended users are Mr, Fathi Yusuf and any applicable civil courts
of the U.S. Virgin lslands. The appraisalis not intended for any other use or user. No party or parties

other than Dudley, Topper and Feuerzeig, LLP, Mr. Fathi Yusuf and any applicable civil courts of the

report.

Applicable Requirements
This appraisal is intended to conform to the requirements of the following:

. Uniform Standards of ProfessionalAppraisal Practice (USPAP);

. Code of Professional Ethics and Standards of Professional Appraisal Practice ofthe Appraisal

I nstitute;

. The Principles of Appraisal Practice and Code of Ethics of the American Society of Appraisers

Plaza Extra West



General lnformation

The RICS Valuation Professional Standards;

The lnternational Valuation Standards of the IVSC;

Applicable ju risdictional regulations

Pr¡ol. Services

USPAP requires appraisers to disclose to the client any other services they have provided in
connection with the subject property in the prior three years, including valuation, consulting, property
management, brokerage, or any other services. The RICS Red Book also contains requirements for
valuers to disclose previous involvement with the subject property within twelve months. We have
not performed any services, as an appraiser or in any other capacity, regarding the property that is the
subject of this report within the three-year period immediately preceding acceptance of this
assignment.

Competency
We hereby confirm that we possess adequate knowledge and skills to perform the assignment
competently, including an understanding area/regional market conditions, and factors which pertain
to the property type in question.

lndependence
We hereby confirm that we have no conflicts of interest or material involvement in the property which
is the subject of this valuation; and that we are acting as unbiased, independent, externalvaluers.

RICS Va luer Registration
We confirm that we are in compliance with the RICS Valuer Registration program, which is mandatory
for RICS members in the Caribbean region.

Currency
Unless otherwise stated, all financialfigures in this report are expressed in United States Dollars.

Scope of Work
ro oetermrne tne appropnate scope ol worK lor tne assrgnment, we consrdereo tne rntended use oï
the appraisal, the needs of the user, the complexity of the property, and other pertinent factors. Our
concluded scope of work is described below,

Valuation Methodology
Appraisers usually consider the use of three approaches to value when developing a market value
opinion for real property, These are the cost approach, sales comparison approach, and income
capitalization approach. Use of the approaches in this assignment is summarized asfollows:

Plaza Extra West @



General lnformation

Approaches to Value

AÞp roa ch

Cost Approach
Sa I es Compa ri son Approach
I ncome Ca pita I izati on Approach

The income capitalization approach is the most reliable valuation method for the subject due to the
following:

¡ The probable buyer of the subject would base a purchase price decision primarily on the
income generating potential of the property and an anticipated rate of return.

o Sufficient market data regarding income, expenses, and rates of return, is available for
analysis.

The cost approach is an applicable valuation method because:

¡ The subject is a special purpose property where there are limited alternative properties
available for purpose.

o There is an active land market, making estimates of underlying land value reasonably reliable,

The sales comparison approach is not applicable to the assignment considering the following:

¡ There is not an active market for similar properties and sufficient sales data is not available for
a n a lysis.

Research and Analysis

The type and extent of our research and analysis is detailed in individualsections of the report. This
includes the steps we took to verify comparable sales, which are disclosed in the comparable sale
profile sheets in the addenda to the report. Although we make an effort to confirm the arms-length
nature of each sale with a party to the transaction, it is sometimes necessary to rely on secondary
verification from sources deemed reliable.

lnspection

Aoplicabi liW to Subiect
Appl i ca bl e

NotApplicable
Appl i ca bl e

Use ¡n Ass¡snment

Uti I i zed

Not Utilized
Uti I i zed

James V. Andrews, MAl, CRE, FRICS, ASA, CVA, conducted an interior and exterior inspection on July 3,

2015.

We were not able to access the entire interior of the property. Due to client restrictions, we only
inspected the retail shopping area in the building, but notthe storage/warehouse areas orthe office
area. We have ascertained the quality and condition of these areas based on discussions with the
client.

Plaza Extra West



Economic Analysis

Economic Analysis

Area Analysis

[ocation
The U.S. Virgin lslands are located in the Caribbean Sea and the Atlantic Ocean, about 90 miles (140
km) east of Puerto Rico and immediately west of the British Virgin lslands.

The territory consists of four main islands: Saint Thomas, Saint John, Saint Croix, and Water lsland, as

well as several dozen smaller islands. The combined land area of the islands is roughly twice the size of
Washington, D.C.

Plaza Extra West



Economic Analysis

A mild tropical climate, scenic beauty, and status as a U.S. territory make Virgin lslands appealingfor
vacationers from United States and Europe. The islands host over 2.5 million visitors per year, most of
whom arrive by cruise ship, and tourism is the dominant economic engine of the islands, accounting
for roughly 70 percent of the totalgross territorial product.

Each district has its own distinct landscape, mix and intensity of land uses, cultural identity, and
prospects for future development. St Thomas is home to the capital and the territory's largest city,
Charlotte Amalie, which has an estimated population of roughly L9,000 persons. St Thomas is the
primary center for resort tourism, government, finance, trade, and commerce, but its rugged
landscape limits the land available for agriculture and other types of land-intensive development,
Charlotte Amalie is also home to a major deepwater harbor that is along major shipping routes to the
Panama Canal, and it is justeastof the Cyril E King lnternational Airport-one of the busiestairports in
Caribbean. St. Thomas has two cruise ship docks, and is the most frequented cruise ship port in the
Caribbean.

The island of St John is just under 3 miles to the east of St Thomas, Cruz Bay is located on the western
coast of the island and serves as its primary port and link to St Thomas. Nearly two thirds of St John is

owned by the National Park Service and is off-limits to commercial development.

St Croix is largest of the three islands, in both land area and population, lt is roughly 45 miles to the
south of St Thomas. lts primary towns are Christiansted and Frederiksted. Overall the island is flatter
and has more land available for additional agricultural, commercial and residential development than
St Thomas, St Croix is also the primary manufacturing center for the Virgin lslands, with rum
distilleries, a major watch-assembly plant, and; until February 2012, one of the world's largest
petroleum refineries (which recently ceased refining operations).

H¡story

The Virgin lslands were originally settled by the Ciboney, Carib, and Arawaks. The islands were named
by Christopher Columbus on his second voyage in 1-493 for Saint Ursula and her virgin followers. Over
the next three hundred years, the islands were held by many European powers, including Spain,
England, the Netherlands, France, and Denmark-Norway. The Danes developed the islands with
plantation estates, and the estates boundaries are still used in legal descriptions for land to this day.

The U.S. took possession of the islands on March 3t, I9L7 and the territory was renamed the Virgin
lslands of the United States. U.S. citizensh

Government
The U.S. Virgin lslands are an organized, unincorporated United States territory. Even though they are
U,S. citizens, Virgin lslands residents cannot vote in presidential elections. Virgin lslands residents,
however, are able to vote in presidential primary elections for delegates to the Democratic National
Convention and the Republican National Convention,

The main political parties in the U.S. Virgin lslands are the Democratic Party of the Virgin lslands, the
lndependent Citizens Movement, and the Republican Party of the Virgin lslands. Additional candidates
run as independents,

Plaza Extra West

.t-

H



Economic Analysis

At the national level, the U.S. Virgin lslands elects a delegate to Congress from its at-large
congressional district. However, the elected delegate, while able to vote in committee, cannot
participate in floor votes.

At the territorial level, L5 senators-seven from the district of Saint Croix, seven from the district of
SaintThomas and SaintJohn, and one senator at-large who must be a resident of SaintJohn-are
elected for two-year terms to the unicameral Virgin lslands Legislature, The U.S. Virgin lslands has

elected a territorialgovernor everyfouryears since 1970. Previous governors were appointed bythe
President of the United States,

Population and Employment
ln 2008, the residentialpopulation of the Virgin lslands peaked at an estimated LL5,852 persons, This

follows five years of slow but steady growth of L0%, slightly slower than the U.S. annual average of
1..15%. Since 2008, population levels have fallen each year, to the 20L4 estimated population of
1O4,L7O persons,

Among the three islands, St Croix and St Thomas are nearly equally populous with St John having less

than 4 percent of the total population of the Virgin lslands.

USVI Economic lnd¡cators

Populatlon
5t. Croix
st. Thoma s

5t..John

Clvlllan labor force
Clvlllan employment
Unemployment rate (percent)

Gross Terrltorlal Product (GTP, Mllllons)

GTP Per Caplta

Personal lncome {Pl}
Per caplta personal lncome ($)

Total Exports (Mllllons of $)
Refined petroleum

Value of constructlon permlts (Mllllons S)

5t. Thomas/st. John

Lrr,470
54,635
s2,528

4,301

5 1,159

47 þOr
7.t%

1 13,689
55,722
53,574
4,393

51,159

4A,640
6.2%

The territory's Labor Force has also declined slightly, and there has been a steady inc¡'ease in the
unemployment rate; which was further affected by the closure of the Hovensa oil and gas refinery in

2012.

774,743 115,852
56,239 56,783
54,070 54,592

4,434 4,477

52,670 52,630
49,547 49,589

5s% s.8%

s4,836 s4,8s1

s42,r46 s41,872

s2,964 s2,606

s2s,83s s22,493

512,962 577,24e
sr1,242 s13,s92

s256.10 s273.30

sr72,so s183.80

s4,4s7 s4,63s

s39,984 s4o,76s
s2,723 52,777

s24,424 s24,42s

510,476 57t,627
s9,376 s10,463

s390.20 s442.7o

5274.30 S2r7.7o

707,343 106,405

52,6L2 s0,601
50,583 57,634

4,148 4,770

2010

52,861
48,863

7,6%

s4,s83

s42,69s
52,602

s24,242

5 Yr Ann

2071 aO72 Grôwth

705,744 105,169 -7.t%

50,247 50,005 -2 2%

57,266 s1,0s1 -7.L%

4,734 4,L73 -L.4%

50,729 50,57? -O.8%

46,727 44,659 -2.O%

8s% tt.1% !9.7./"

s4,3s1 53,778 -4 4%

541,131 535,923 -3.o%

s2,661 s2,s86 -2.6%

S2s,1s3 S24,586 -7 o%

s13,314 52,263 -16.5%

S10,486 5932 -7s 3%

s179 10 s141 40 -9.4%

s87.90 s85 10 -10.2%

5!,424
47,212

81%

S4,660

S43,79s

s2,704

s2s,4o8
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s261.80 sr87.2o

s79.00 s8o.6o

-tf

tr,



Economic Analysis

125,000 'r

Population and Employment

200s 2006 2û7 2008 2009 2010 2011 2072

-pspul¿tie¡ 
Civilianemployment.#UnemploymentRate

lndustry
The territory relies heavily on tourism for economic stability. Additional industries include the
production and export of rum; and until early 20t2, the production of refined petroleum products (the
Hovensa Refinery in St. Croix closed in early 20t2l. The Gross Domestic Product peaked in 2007 at
5¿.8S m¡ll¡on, and declined to 54.14 million in2OL2, and further declined to 53.79 million for 20L3.
Personal income per capita has remained relatively steady at just over $24,000, however, the Gross
Territorial Product (similar to GDP) has also declined.

L4,OYO

72.O%

10.0%

8.096

10

.l

.I

i 4Ú6

I
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Economic Analysis

s45,000

S40,ooo

Economic lndicators

s35,000

s30,000 
i
I

I

szs,ooo l
I

I

S2o,ooo J------ ----------.r-- -- --
2005 2æ6 2æ7 2008

The closure of the Hovensa refinery, which was one of the territory's largest employers, also had a

significant impact on exports which were prevously dominated by petrolium products. Otherwise, the
territory predominently relies on the tourism industry to suppor the economy.

-GTP 
Per Capita

Per capita personal income ($!

+6rossTerritorial Product (CTP, Miflons)

stooo

s4soo

s4,0oo

Commerce and Trade {Mlll¡ons of

2009 2010 2011 2072

Total exports
lo U.S.

Reflned petroleum

Other

To forelgn

Totd lmports
From U.S.

crude petroleum

t7

93,sm

s3,O0O

s2,5oo

s2,ooo

Unless

From forelgn
Crude petroleum

Other

Rum exportsto u5. (thds. of P.[,]

Watdr exports to US. (thou$ndsl
Oæen fteltht lmports (thousnds of tons)
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USVI Commerce

Over ninety percent of non-farm jobs are in the service providing industries, with the remaining jobs
being in goods producing industries. Government, trade, transportation and utilities, and leisure and
hospitality remain the industries with the largest number of jobs.

These three sectors account for 69 percent of all jobs. Professional and business services, construction
and financial activities account for approximately 9 percent, 4 percent and 6 percent respectively.
Manufacturing and information sectors account for about 2 percent each, while educational and
health services account for 6 percent. Other services account for the remainder of jobs.

Tourism

The total number of visitor arrivals to the territory reached over 2.8 million in 20L4, including both air
and cruise ship arrivals. This represents 4.2% growth over the prior year. Total visitor expenditures
are also growing, with annual growth in excess of 6% each of the last three years.
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It is apparent, however, that the amount of visitor expenditures from cruise ship passengers has not
increased linearly with arrivals since 2009; whereby the ratio was more linear in prior years. Cruise
passenger arrivals grew 4.94% to over 2.08 million in 2O14 following growth o15.37o/o in the prior year.
Total expenditures from cruise ship visitors grew 3.73o/oto over Sa¿S m¡ll¡on in 2013, following growth
of 6.7%in2OL2.
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ln terms of stopover tourists, the U.S. Virgin lslands ranks 7th in the list of the top tourism markets in
the Carlbbean, with estimated year-end 2014 stay-over arrivals of about 730,000. The year 2014
indicated modest growth in arrivals, with 3.90% growth over the prior period based on data through
November. The chart below illustrates the relationship between arrivals and GDP. We note that the
continuing downturn in GDP is likely due to negative influences outs¡de the tourism sector, such as the
2012 closure of the Hovensa oil refinery in St. Croix.
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Stay-OverArrivals and GDP Per Capita
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Source: Caribbean Tourism Association, WorldBank, lntegra Realty Resources

Hotel Performance

Data from Smith Travel Research indicates 2014 occupancy for reporting hotels of 67.8o/o, up 3.29o/o

over the prior year. The reported average daily rate (ADR) was 5308.98 (up 0.51%), leading to
Revenue Per Available Room Night (RevPar) of 5209.53 (up 5.63%).

Hotel Performance by Country - USVI

2013

15
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ADR

RevPa r

Rooms in Active Pipeline 12/31

S5o,mo

$45,ooo

s40,000

s35,ooo

s30,000

s25,ooo

Note: Va lues in United States Dollars
Source : Smith lravel Research

5t,775,9\g
S 1,145,960

64.5%

5352,268,119 5366,739,620
Ssoz.¿s SEoe.gs
s198.37 s209.s3

0 453

L504

st,750,284
51,L96,924

67.8%

Plaza Extra West

20L4

-L.44%

3.58%

3.29%

4,LLYO

o5r%
5.63%

@



Economic Analysis

s3so.m

s330.OO

$310.m

5290.00

Hotel Performance

t270.00

s2so,0o

s230.00

5210.00

5190.00

5170.00

s1s0.00

rADR
ieun.r 

I

-toccupanlyi

According to STR, there are 453 rooms in the active pipeline, which would add 8.6% to the existing
room stock of 4,818 rooms. These projects include the 153-room, proposed Embassy Suites in the
mahogany Run area, and the 300-room, proposed Hyatt Regency in Mandal Bay. ln addition, a hotel
project was recently announced on Water lsland; however, the developers have not yet announced a

brand or number of proposed rooms.

Housing / Property

As the supply of housing has increased in the last two decades, homeownership rates have also
increased, although only slightly. Rates increased L.9 percentage points between 2000 and 2010, and
increased an additional 3.8 percentage points from 2010 to 2072. Average home prices dropped by
LL.8 percent in 2008, but then increased in 2009 and 2010 by 4 percent and 12.3 percent,

2013

5307.43

5198.37

64.5Y¿

16

7 4.Oo/o

72,O%

70.oo/o

22.t%. The average sales price in 2013 was 5538,369. Presumably, much of the increased supply of
new homes and condominiums has gone to non-residents and vacationers. Over the past decade,
housing costs have accelerated at a far greater pace than resident incomes, putting home ownership
beyond the reach of all but a few relatively wealthy islanders.

ln 2013, St. Thomas and St. John had an average home sale price of 5713,183, while the average home
sale price in St. Croix was 5306,083. While prices have not caught up with what they were in 2007, St.

Thomas and St. John have seen some recovery in the overall housing market. St. Croix, however,
continues to suffer from the closing of the Hovensa refinery. ln 201.4, the average single family home
sales price in St. Croix was 5334,167, while in St. Thomas it was 5909,839.

2014
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Economic Analysis

The current situation is that the recovering housing market and general economic conditions on the
US mainland is slowly having a positive impact in the US Virgin lslands' real estate market in terms of
overall average home prices as well as the number of homes sold. Home sales in the territory, while
still lower than 2007 figures, have increased annually since 2012.

According to statistical data provided by the Mult¡ple Listing Service, the value of real estate sales in
the St. Thomas-St. Croix MLS grew by 54o/oin2OL4Lo nearly 5200 million on 883 transactions; volume
seen since 2008 and sales pace not seen since 2007. This growth follows 20%growth in 2013 which
came after six years of declines. The average sales price surpassed 5300,000, a level also not seen
since 2008.

S¿1o0,000,000

s350,000,000

s300,000,000

$250,000,000

MtS Sales Volume - St. Thomas and St. Croix

5200,000,000 i

s15O,O00,O0O

5100,000,00o

Source: St. Thom
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-Sales 
Volume

Real Estate Ownerchip and Taxation

investment, and no laws dictating when, if ever, you must build on undeveloped land. lt should be
noted that for 2006 there was a reassessment, and the tax rate changed to 53.77 per $L,000 based on
TOOo/o of assessed value (for residential property); however, there was an ongoing court challenge to
the reassessment, and a federal injunction blocked tax bills until the issue could be resolved. As of
December, 2013, the 2006, 2OO7 ,2008, 2009, 2.OLO,2OLl and 2072 tax bills have all been issued under
the old 1999 assessed values and tax rates. This federal court injunction regarding the tax
reassessment of Vl property values had previously prevented the government from collecting property
tax for at least four years, resulting in the government losing US$25 million a month. New assessed

values as well as amended tax rates were released in conjunction with the 2013 tax bills in August,
20r4

. Croix MLS

20LO 20\r 2072

Avetage Sale Price
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Economic Analysis

All real estate transactions also require a Government TransferTax (stamp tax), which can be paid by
the buyer or seller.

2%1or property valued up to 5350,000
2s% f or property valued from $350,001 to S1,000,000
3% f or property valued from S1,000,001 to 55,000,000
3.5%for property valued over S5,000,001

Notable News and Developments

¡ The US Virgin lslands senate has rejected the proposal that would allow the sale of the former
HOVENSA oil refinery in St Croix to Atlantic Basin Refining (ABR). The legislature had voted
not to approve the operating agreement between the USVI government and (ABR), which
agreement was a pre-condition to the sale. The rejection was due to legalissues in the
contract which some senators felt were of too much risk for the country. The territory's new
governor also announced a lawsuit against Hovensa to attempt foreclosure of the property.
The refinery was the largest employer in the territory until its closure in20t2.

¡ The US House of Representatives has passed the Coast Guard Reauthorization Act, which
should help level the charter yacht industry playing field, Prior to L993 and the imposition of a

six-passenger limitation on US uninspected vessels, the charteryacht industry in the US Virgin
lslands was thriving, contributing over $100 million in annual revenue and hundreds of jobs to
the local economy. A large chunk of the industry moved to the British Virgin lslands after the
six-passenger rule limitation was ¡nitiated bythe US Government, lf the billis adopted bythe
Senate and enacted into law, the ability of the USV|to compete in this industry should be

significantly im proved.

. Plans to build a new pier at the Havensight cruise terminal in St, Thomas are reportedly in the
works. The new pier would enable the busy port to accommodate more ships, including the
industry's largestships. The project, known as Long Bay Landing, isfortwo L,350-foot-long
parallel berths that will be divided by a pier.

o After an extensive search and vetting process, the USVI Government has selected a group of
local and regional investors to develop a hotel resort on Water lsland, just off of St. Thomas.
There are apparently eight hotel brands in discussions with the developers for branding the
property.

1_8

o A Texas-based EB-5 Regional Center has announced an EB-5 funded commercial project
known as the Poft of Mandahl Caribbean Conference Resort. When completed, the
development is reportedly planned to include twofull-service hotels, a golf course, a state of
the art conference center, retail and commercial space, and high-end residential units. EB-5 is

a type of economic citizenship program whereby the United States grants citizenship to
investors of certain approved projects in areas where the economic boost is needed. Regional

Centers are tasked with selling the investments such as limited partnerships to international
buyers.
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Economic Analysis

. The Margaritaville (Wyndham) Vacation Club is under construction in Water Bay on the East

End of the island of St. Thomas. The project is a renovation of the 290-room Renaissance

Grand Beach Resort inlo 262 timeshare oriented condominium units.

. The University of the Virgin lslands has announced plans to develop a medical school on St.

Thomas, which will be operated in collaboration between the hospitals on St. Thomas and St.

Croix.

Conclusions

Economic conditions in the U.S. Virgin lslands appear to be slower to recover than many areas of the
region, particularly in St, Croix, where industrial development has been more of a focus than tourism.
The closure of the Hovensa refinery and the inability of either the owners or the Government to
facilitate a sale to a buyer who can re-open the facility as a refinery will continue to plague St. Croix
until othernewdevelopmentsoccurthatcancreatenewjobs, Thereappearstobesomeresurgence
in tourism for St. Thomas and St, John, and real estate activity appears to be beginning to improve;
however, many businesses - even those catering to cruise ship passengers - continue to struggle. Our
forecast isfor continued improvement in arrivals and hotel statistics, but onlygradualeconomic
improvement for the overall territory.

L9
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Area Map

þ t;inrl

20

@



Surrounding Area Analysis

Surrounding Area Ana lysis

Location

The subject is in Estate Plessen, a relatively small estate situated along the north s¡de of Centerline
Road (highway 70). This generalarea is located in the southwest part of the island of St. Croix, just
north of the airport and between Frederiksted and Christiansted, two main commercialcenters on St.
Croix. St. Croix is located 40 miles south of St. Thomas and St, John, and about 50 miles east of Puerto
Rico.

Access and Linkages

Primary access to the area is via Centerline Road, which the subject has significant frontage along.
Secondary access is provided by Melvin Evans Highway. These two roads act as major arterials that
crossthe island in a northeast/southwestdirection and arethe primary routes between Christiansted
and the town of Frederiksted, the two main towns on the island. Overall, vehicular access to the area
is good.

The Henry E. Rholson lnternationalAirport is located about a mile south of the subject property, with
a travel time of approximately 5-10 minutes depending on traffic conditions,

Demand Generators

The economy of St. Croix was once dominated by agriculture, but there was rapid industrialization of
the island's economy in the 1960s which changed this. As do many other Caribbean islands today, St.

Croix relies on tourism as one of its main sources of revenue, There are, however, a number of other
industries on the island to help support the economy.

The largest employer of the island,until2OL2, was HOVENSA, one of the world's largest oil refineries,
HOVENSA is owned and operated by Hess OilVirgin lslands Corp, (HOVIC), a division of U.S.- based
Hess Corporation, and Petroleos de Venezuela, SA (PDVSA), the national oil company of Venezuela.

On January 18,2012, it was announced that the Hovensa refinery would be permanently shut down.
This has had a major impact causing an economic downturn on the island, leaving 1,L58 former
Hovensa workers unemployed and many more employed by the company's contractors accorcling to
the United States Department of Labor.

21

agreed to in principle with an undisclosed buyer. The Governor stated that the potential buyer was
planning to re-open and operate the facility as a refinery; however, this agreement fell through as the
Virgin lslands Legislature voted to reject the sale.

A recent decision by the Virgin lslands Legislature rejected a proposed amendment to the agreement
between Hovensa and the Government of the Virgin lslands, and it appears that litigation between the
two parties is inevitable. As of March 2015 the V.l. Government approved a request by the Governor
for $L,000,000 to fund legal counsel in an effort to sue Hovensa for past due payment as part of an

earlier reached settlement agreement. During this time, the government has continued marketing the
refinery in hopes of a potential buyer.
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Also located in St, Croix is the Cruzan Rum Distillery, makers of Cruzan Rum and other liquors such as

Southern Comfort. This distillery was founded in L760, and at one time solely produced a single,
"dark" style rum made from local sugar cane, Currently the sugar molasses used in their various
products is imported mostly from the Dominican Republic.

ln addition, the liquor producer Diageo completed construct¡on in 2012 of a new distillery on a 26 acre
industrialsite nextto the Hovensa Refineryforthe purpose of producing Captain Morgan Rum. The
events that caused Diageo's entrance into the U.S. Virgin lslands rum industry are controversial,
however; as the USVI government (which is certainly in need of revenues) was able to secure $250
million in bonds for the plant; a fact about which the Puerto Rican government has protested,

Land Use

The area is suburban in character and approximately 50% developed,

Land uses immediately surrounding the subject are predominantly vacant land, but include single
family residential, commercial and some special purpose uses. Typical ages of building improvements
range from 15 to 50 years. Specific land users in the area include the Loreign Village Apartments,
Grace Baptist Church, ConsumerService Station, Centerline Cash and Carry, St. George Botanical
Gardens, Espoire Business Center and vacant residential and agricultural land.

The subject is located about L.5 miles east of the Sunshine Mallshopping Center anchored by K-Mart.
Sunny lsle Shopping Center, the largest retail center in St. Croix, is located approximately 7.5 miles
west of the subject property.

Outlook and Conclusions

The area is in the stable stage of its life cycle. Recent development activity has been intermittent. As

the economy continues its recovery from the closing of the HOVENSA oil refinery, downward pressure
on property values will likely continue. The area of the subject property is primarily residential, with
supportive retail along Centerline Road. We anticipate that property values will remain stable in the
near future.

22
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Surrounding Area Map
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Land Description and Analysis

Property Analysis

Land Description and Analysis

Land Description
l¡ nd Area

Source of Land Area

Pr¡ ma ry Street Fronta ge

Seconda ry Street Frontage

Sha pe

Corner

Water Frontage

Topogra phy

Dra i na ge

Environmental Hazards

Ground Stability

Flood Area Panel Number

Date

Zone

Descri ption
lnsurance Required?

16.04 acres;698,568 SF

Land survey by Anti llean Engi neers lnc.

Centerline Road - 476 feet

Hwy. 705 - 776 feet

I rregu la r

No

No

Gently slopingtowards the rear ofthe property and slightly below streetgrade
No problems reported or observed

None reported or observed

No problems reported or observed

Zoning; Other Regulations

Zo ni ng Juri s di cti o n

Zoni ng Designation

Descri pti on

Legally Conforming?
Zoning Change Likely?

Permitted Uses

Minimum LotArea

Minimum Street Frontage (Feet)

Minimum Lot Width (Feet)

Minimum Lot Depth (Feet)

Mi ni mum Setbacks (Feet)

Maximum Bui lding Height

7800000079G

April 16,2007

Outs i de of 500-yea r fl ood pl a i n

No

24

U.S. Vi rgi n lsl ands Depa rtment of Pl anni ng a nd Natura I Resources

B-2

Business - Secondary

Appea rs to be I ega I ly conformi ng
No

Variety of business and commercial uses

5,000 sq. ft. for principally residential; no minimum for nonresidential

None

None

None

None

No maximum except in historically certified areas, where the maximum height of
ânr, <lrrr.+rrrô <h¡ll nn+ ov¡aa¡l 1 <+nriac

Maximum Site Coverage

Maximum Density

Maximum Floor Area Ratio

Other La nd Use Regulati ons

Utilities
Serv¡ ce

Water
Sewer

El ectri ci ty
Natural Gas

Local Phone

40% ('îor pri nci pa I I y res identi al uses )

80 persons/acre for res i denti al, i ncl udi ng hotels

I
None
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Land Description and Analysis

The subject site has three ingress/egress points. The main entrance to the property is located on the
southeast portion of the site along Centerline Road. There are two additional points of access to the
site along the western property line from Highway 705. The southernmost access point serves as the
secondary ingress/egress to the Plaza Extra Supermarket. The other access point along the western
property line services the rear of the property, designed for large shipping trucks to deliver supplies.

We are not experts in the interpretation of zoning ordinances, An appropriately qualified land use

attorney should be engaged if a determination of compliance with zoning is required.

Easements, Encroachments and Restrictions

We were not provided a current title report to review, We are not aware of any easements,
encroachments, or restrictions that would adversely affect value. Our valuation assumes no adverse
impacts from easements, encroachments, or restrictions, and further assumes that the subject has

clear and marketable title.

Conclusion of Land Analysis

Overall, the physicalcharacteristics of the site and the availability of utilities result in functional utility
suitable for a variety of uses including those permitted by zoning. The subject's access and frontage
along two roads, one of which is a major thoroughfare (Centerline Road); is a major appeal of this site,
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Land Description and Analysis

Site Survey
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Land Description and Analysis

Aerial Photograph
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lmprovements Description and Analysis

lmprovements Description and Analysis
The subject is an existing supermarket property containing L63,313 square feet of gross building area,
which includes a retail/shopping area, a warehouse/storage area, and offices. The improvements were
constructed in L999, were previously owner occupied and are now L00% leased. The site area is

t6.037 acres or 698,568 square feet,

lmprovements Descr¡ pt¡on

Na me of Property
General PropertyType
Property Sub Type

Competitive Property Cl as s

Occupa ncy Type

Percent Lea s ed

Number of Tena nts

Tena nt Si ze Ra nee (5F)

Number of Buildings
Stori es

Construction Class

Construction Type

Construction Quality
Conditi on

Plaza Extra West
Reta i I

Mixed Use

B

Si ngl e Tena nt
1,00%

1-

r,63,313 - 163,3r.3

Gross BuildingArea (SF) 163,31-3

Percent Office Space 2.84%

La nd Area (SF) 698,568

Floor Area Ratio (GBA/Land 5F) 0.23

BuildingArea Source Survey

1,

One with a portion containing an upper level office area.

B

Rei nforced concrete fra me

Good

Good

Year Built 1999

Year Renovated N/A

Actual Age (Yrs.) 15

Estimated Effective Age (Yrs.) 10

Estimated Economic Life (Yrs.) 40

Remaining Economic Life (Yrs.) 30

28

Number of Parking Spaces

Source of Parking Count

Pa rki ng Type

Pa rking Spaces/1,000 SF GBA !.29

21,0

I ns pecti on

Su rfa ce
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lmprovements Description and Analysis

Construction Deta¡ls

Fou ndati on

Ba s ement

StructuralFrame
Exterior Wa I ls

Windows

Roof

Dock Height Loading Doors

Drive-i n Doors

lnterior Finishes

Rei nforced concrete footings
None

Rei nforced concrete bl ock

Synthetlc stucco over masonry
Storefront has glass slidingdoors; building has no other windows.
Unable to gain access but appears to be a flat, membrane roof
Unable to access; assumed Çpical of market

Unable to access; assumed typical of market

The i mprovements a re currently upfit for use as a f ul I -servi ce s u perma rket

containing L63,31,3 total square feet of gross building area which i ncludes

62,709 squa re feet of retai I s hoppi ng ar ea, 9I,322 squa re feet of wa rehous e

space and 4,641 squarefeetof office area which is located on thesecond
floor. The ground floor retail space is upfit with typical supermarket build-
out including open air coolers around the outer edges ofthe improvements, a

pharmacy, a diningarea with sandwhiches, pizza and coffee, and a full
service deli. The warehouse space contains two levels and is pri ma ri ly used

for storage.

Retail portion is vinyl composition tile. Unable to access the

warehouse/storage portion orthe office portion, butassumed exposed

concrete floors a nd vi nyl composition ti I e fl oors, res pectively.

Combination of painted masonry and drywall in the retail portion; assumed

masonry in the warehouse portion; assumed a combi nation of painted

masonry a nd drywa I I in the office portion,
Drop down, accoustical iile in the retail portion; assumed exposed to rafters
in warehouse portion; assumed drop down, accoustical tile in office portion.

Fl uores cent

Ass u med typi ca I i nsta I I ati on to codes

Ass u med typi ca I i nsta I I ati on to codes

Centra I

Adequate

100% wet in the retai I portion; assumed 100% wet in the warehouse and

office portions,
lnterior and exterior cameras throughoutthe improvements

Tvoical amount of cold storase for supermarket properties

Fl oors

Wa lls

Cei I i ngs

Li ghti ng

El ectri ca I

Plu mbing
Ai r Conditioning
Rest Rooms

Spri nkl ers

Secu ri ty
Climate Control

29

Site lmorovements

La ndsca pi ng None

No. of Customer Parking Spaces 2I0
Gates/Fenci ng None

Paving Typical, asphalt

lmprovements Analysis

Quality and Condition

The quality and condition of the subject is considered to be superior to that of competing properties.
The subject improvements were constructed in L999 and have been well maintained based on our
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lmprovements Description and Analysis

inspection. The ceiling in the retail shopping area features 20 foot ceiling heights with fluorescent
lighting and average to good quality fixtures including a sit-down dining area,

Functional Utility
The improvements appear to be adequately suited to their current use, and there do not appear to be

any significant items of functional obsolescence,

Deferred Maintenance

No deferred maintenance is apparentfrom our inspection, and none is identified as of the effective
valuation date based on client discussions.

ADA Compliance

Based on our inspection and information provided, we are not aware of any ADA issues. However, we
are not expert in ADA matters, and further study by an appropriately qualified professional would be
recommended to assess ADA compliance,

Hazardous Substances

An environmental assessment report was not provided for review and environmental issues are
beyond our scope of expertise, No hazardous substances were observed during our inspection of the
improvements; however, we are not qualified to detect such substances. Unless otherwise stated, we
assume no hazardous conditions exist on or near the subject.

Conclusion of lmprovements Ana lysis

ln comparison to other competit¡ve properties in the region, the subject improvements are rated as

follows:

lmprovements Ratings

Acces s

Visibility/Exposure
Design and Appearance
Age/Conditi on

Adaptability ofSpaceto other Retail Users

% Office
Loa d i ns Doc ks

30

% Sprinklered

Overall, the quality, condition, and functional utility of the improvements are slightly above average
for their age and location. The improvements are in average to good condition, and benefit from good
access/exposure along a majorthoroughfare in this area. The large size of the subject limits any
benefit of alternate uses in this market,

Above Average
Above Average

Average

Above Average

Below Average

Average
Avera pe

Plaza Extra West
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lmprovements Description and Analysis

Front exterior of improvements
(Photo Taken on June 16, 2015)
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Side exterior
(Photo Taken on June 16, 2015)
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Front and side exterior
(Photo Taken on June 16, 2015)

lnterior of retail shopping area
(Photo Taken on June 76, 20t5l

Parking lot
(Photo Taken on June 16, 2015)

Plaza Extra West

lnterior of retail shopping area
(Photo Taken on June 16, 2015)



lmprovements Description and Analysis

lnterior of retail shopping area
(Photo Taken on June 16, 2015)

View of upper level office area
(PhotoTaken on June 16, 2015)

32

Dining area
(Photo Taken on June 16, 2015)

Street view of Centerline Road looking east
(Photo Taken on June 16, 2015)

Retail area bathroom
(Photo Taken on June 76, 2075l'

Plaza Extra West

Street view of Highway 705 looking south
(Photo Taken on June 16, 2015)
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lmprovements Description and Analysis

Floor Plan - Main (Lower) Level

33
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lmprovements Descr¡ption and Analysis

Floor Plan - Upper Level
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Real Estate Taxes

Real Estate Taxes

The situation surrounding real estate taxes in the Virgin lslands has been in flux since 2006. At that
time there had been a reassessment which resulted in a dramatic increase in property values and a

significant increase in the tax rates (which went from L25% at 60% of value lo 3.44% aI I00% of
value), This prompted a class action lawsuit and subsequent injunction that resulted in the 2006 tax
bills being rescinded.

Several years went by without any tax bills being released, followed by two tax bills per year being
issued based on the old assessments and tax rates, The 20L3 bills were released in September of last
year, using somewhat updated values from the 2006 reassessment. Most recently, the 2014 tax bills
were released in February,2015, usingthe new assessed values. ln addition, newtax rates were
announced for the year 2013 as follows.

2013 Tax Rates

Propertv Tvpe

Unimproved non-commercial real property
Residentia I real property

Commercial rea I property

Timeshare rea I property

Note that these rates are based ont)O% of the assessed value. Real estate taxes and market value
assessments for the 20L5 tax year are shown in the following table. The property contains direct
assessments of 52,769 for a sewer fee

Taxes and Assessments - 2015

4-06200-0408-00

35

It should be noted that the subject represents only a portion of the overall tax parcel, which contains
108.43 acres. The assessed land value for the entire parcel is $713,l-00, or 56,576.59 per acre. To

estimate the subject's tax liability, we utilize the average assessed value per acre for the subject's land

Tax Rate (per 51 of
assessed va lue)

subject's land of S105,468 (S6,576.59 x 16.037). All of the improvements for this tax parcel were
located on the subject's portion of land; therefore we utilize 100% of the assessed value for the
improvements.

The property is currently under-assessed based on our opinion of market value. For the purposes of
this report, we have assumed the 20L5 tax bills will be issued by the end of the year based on the new
tax rates and assessments, at which point the Virgin lslands will become current with regards to their
property taxes.

S 10s,468

Assessed Value

0,004946
0,003770
0,007110
0.074070

lmorôvements

S4,s21,s00 54,626,968 0.7LL000% 532,898

Totâ I

Ad Valorem
Tax Rete Texes Direct Assessments
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Highest and Best Use

Highest and Best Use

Process

Before a property can be valued, an opinion of highest and best use must be developed for the subject
site, both as if vacant, and as improved or proposed. By definition, the highest and best use must be:

o Physically possible.

. Legally permissible under the zoning regulations and other restrictions that apply to the site.

. Financiallyfeasible.

. Maximally productive, i.e., capable of producing the highest value from among the
permissible, possible, and financially feasible uses.

As lf Vacant

Physically Possible

The physicalcharacteristics of the site do not appearto impose any unusual restrictions on

development. Overall, the physicalcharacteristics of the site and the availability of utilities result in
functional utility suitable for a variety of uses.

Legally Permissible

The site is zoned B-2, Business - Secondary. Permitted uses include variety of business and

commercial uses. To our knowledge, there are no legal restrictions such as easements or deed
restrictionsthatwould effectively limitthe use of the property. Given prevailing land use patterns in
the area, only retail use is given further consideration in determining highest and best use of the site,
as though vacant.

Financially Feasible

ln that the subject property is a grocery store, we have considered the feasibility of a new retail
supermarket on the subject site. The St. Croix population stands at about 50,000 according to the
20L0 census data (plus partt¡me residents and tourists). This number has reportedly decreased over
the past three years as the economic effects of the Hovensa Oil Refinery are felt, and people are

moving from St. Croix as a result of lack of jobs; however there is no publically available data to
support this. There are five major grocery stores that service this population which include:

36

Pueblo - Golden Rock Shopping Center, Christiansted

Pueblo - Villa Reine (mid-island)

Plaza Extra East- Christiansted

Plaza Extra West (subject)

Cost-U-Less - (mid-island)
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Highest and Best Use

ln addition to these major grocery stores, there are also two K-Mart's which both have limited grocery
items, as well as other smaller, independent grocery stores including Stop & Save and Food Town,
These stores are about 21,000 and 1,5,000 s.f, in size, and contain a full assortment of grocery items.
The Stop & Save, located just outside of Frederiksted, opened in 201"0 and the most direct competitor
to the subject due to its locatíon.

According to the 20L0 Census data, there are 9 sub districts in St, Croix. The subject appears to be

located near the border of the Northcentral, Northwest and Southcentral sub districts. Further west of
are the Southwest and Frederiksted sub districts. These five districts contain approximately 50% of the
island's population, Along with the subject, only Stop & Shop and K-Mart (limited grocery supply) are
located in any of these five sub districts, meaning only two full-service grocery stores service 56% of
the population, and the other five main stores service the remainin g 44% of the population,

These figures would indicate an under-served population base in the area of the subject, particularly if
thesubjectwasn'tdevelopedandconsistedof vacantland. Basedonthisanalysisof themarket,there
is currently adequate demand for retail (grocery/supermarket) use in the subject's area. lt appears
that a newly developed retail use on the site would have a value commensurate with its cost.

Therefore, retail use is considered to be financially feasible.

Maximally Productive

There does not appearto be any reasonably probable use of the site thatwould generate a higher
residual land value than retail use. Accordingly, it is our opinion that retail use, developed to the
normal market density level permitted by zoning, is the maximally productive use of the property.

Conclusion

Development of the site for retail use is the only use that meets the four tests of highest and best use.

Therefore, it is concluded to be the highest and best use ofthe property as ifvacant.

As lmproved
The subject site is developed with a retail supermarket that contains 1.63,313 square feet of gross

building area, which is consistent with the highest and best use of the site as if it were vacant,

The existing improvements are currently leased and produce a positive cash flow that we expect will
continue. Therefore, a continuation of this use is concluded to be financially feasible.

37

Based on our analysis, there does not appear to be any alternative use that could reasonably be

expected to provide a higher present value than the current use, and the value ofthe existing
improved property exceeds the value of the site, as if vacant, For these reasons, continued retail use is

concluded to be maximally productive and the highest and best use of the property as improved.

Most Probable Buyer

Taking into account the size and characteristics of the property the likely buyer is an owner-operator.

Plaza Extra West
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Valuation Methodology

Valuation

Valuation Methodology
Appraisers usually consider three approaches to estimating the market value of real property. These

are the cost approach, sales comparison approach and the income capitalization approach.

The cost approach assumes that the informed purchaser would pay no more than the cost of
producing a substitute property with the same utility. This approach is particularly applicable when
the improvements being appraised are relatively new and represent the highest and best use of the
land or when the property has unique or specialized improvements for which there is little or no sales

data from comparable properties,

The sales comparison approach assumes that an informed purchaser would pay no more for a

property than the cost of acquiring another existing property with the same utility. This approach is

especially appropriate when an active market provides sufficient reliable data. The sales comparison

approach is less reliable in an inactive market or when estimating the value of properties for which no

directly comparable sales data is available. The sales comparison approach is often relied upon for
owner-user properties.

The income cap¡talizat¡on approach reflectsthe market's perception of a relationship between a

property's potent¡al income and its marketvalue. This approach convertsthe anticipated net income
from ownership of a property into a value indication through capitalization. The primary methods are
direct capitalization and discounted cash flow analysis, with one or both methods applied, as

appropriate. This approach is widely used in appraising income-producing properties.

Reconciliation of the various indications into a conclusion of value is based on an evaluation of the
quantity and quality of available data in each approach and the applicability of each approach to the
property type.

The methodology employed in this assignment is summarized as follows:

38

Approaches to Value

Aporoa ch

Cost Approach
Sa I es Compa ri son Approach
I ncome Ca pita I izat¡on Approach

Aool ica bi I itv to Subiect
Applicable
NotApplicable
Appl i ca bl e

Plaza Extra West

Use In AssiAnment

Uti I i zed

Not Util¡zed

Uti I i zed
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Land Valuation

Land Valuation
To develop an opinion of the subject's land value, as if vacant and available to be developed to its
highest and best use, we utilize the sales comparison approach. Our search for comparable sales

focused on transactions within the following parameters:

o Location: St. Croix

¡ Size: 1.5 - 20,0 acres

o Use: Commercial

o Transaction Date: Within five years of the effective appraisaldate

For this analysis, we use price per acre as the appropriate unit of comparison because market
participants typically compare sale prices and property values on this basis. Our search for land sales

did not revealany recenttransactions of comparable properties as large as the subject. Therefore, we
have utilized smaller land sales that contain the same highest and best use as the subject and have

applied necessary adjustments for the difference in size in this analysis. The most relevant sales are

summarized in the following table.

39

Plaza Extra West

-t-

tr,



Land Valuation

Summary of Comparable Land Sales

No. Name/Address

358&35CEstateLaGrandePrincess Feb-72

358 & 35C Estate La Grande Pri ncess Closed

Company Quarter
St. Croix

VI

Parcel lD: 2-02607-0103-00
Comments: Although the proper-ty is zoned residential,

occordino to the sellino broker.

18, 19,27, and 23 Golden Rock

18,I9,27, and 23 Golden Rock

Company Quarter
St. Croix

VI

Pa rcel I D: 2-027Ií-O\O9-OO

5a le

Date;

Status

5 Estate Pear¡

5 Estate Pearl

Queen Quarter
St. Croix

VI

Pa rcel I D: 2-08500-0106-00

Sale Price

5350,000 129,809 Residence - 52.70 5117,450
2.98 Medium Denslty

SF;

Acres

.lu l-11
Cl os ed

2A & 2B Estate Hogensberg

2A & 2B Hogensberg

Pri nce Qua rter
St. Croix

VI

buyer plons to ottmept to re-zone ond develop with o commerciol use

ssos,000

Zoni ns

Pa rcel I D: 4-07800-0163-00, 4-07800-0129-00 (Pa rt)
commpnts: ln middle of the islond. ocross from K-Mott. l-2 ollows monv lioht industrìol ond busrness uses.

Nov-10

Cl os ed

subject
Plaza Extra West
Pri nce Qua rter, St. Croix, Vi rgln ls lands

40

155,509

3.57

5/sF
Land S/ncre

'Values expressed in Un¡ted States Dollars

s470,000

Mar-10
Cl os ed

Commerci a I

305,7 91

7.02

5280,000 81,893

1.88

S3.2s Sr{r, sj

Commercia I 51.s4 555,9s2

Light lndustrial/ 53.42 5148,936
Bus i nes s

698,568 Business -

16.04 Secondary

Plaza Extra West
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Land Valuation

Comparable Land Sales Map

þ brn<¡

4L
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Land Valuation

Sale 1

358 & 35C Estate La Grande Princess

Sale 3
5 Estate Pearl

42

Sale 2
78,t9,2I, and 23Golden Rock

Sale 4
2A & 28 Estate Hogensberg

Plaza Extra West



Land Valuation

Analysis and Adjustment of Sales

The sales are compared to the subject and adjusted to account for material differences that affect
value. Adjustments are considered for the following factors, in the sequence shown below.

Adjustment Factor Accounts For Comments

Effective Sale Price Atypical economics of a transaction, No adjustments were necessary.

such as demolition cost or
expenditures by buyer at time of
purchase.

Real Property Rights Fee simple, leased fee, leasehold, No adjustments were necessary.

partial interest, etc,

Financing Terms Seller financing, or assumption of No adjustments were necessary.

existing financing, at non-market
terms.

Conditions of Sale Extraordinary motivation of buyer No adjustments were necessary.

or seller, assemblage, forced sale.

Market Conditions Changes in the economic Market conditions have steadily
environment over time that affect declined in St. Croix over the past

the appreciation and depreciation two years since the closing of the
of real estate. HOVENSA oil refinery. As a result,

downward adjustments were
applied to sales two, three and four
since they occurred prior to the
closing of the refinery.

Location Market or submarket area Sale one is located in a similar area

influences on sale price; along a major thoroughfare and no

surrounding land use influences. adjustment was necessary, Sale two
is located along a major
thoroughfare in a superior area with
more economic development and

revitalization and a downward

43

Plaza Extra West

adjustment was applied. Sale three
is located in an inferior area for
commercial development. This sale

is also located along a road with
lower traffic counts than the
subject, which is considered inferior
for commercial properties.
Therefore, an upward adjustment
was applied to sale three. Sale four
is located in proximity to the



Land Valuation

Adjustment Factor

Access/Exposure Convenience to transportation
facilities; ease of site access;

visibility; traffic cou nts.

Accounts For

Size

Comments

subject, along the same
thoroughfare, and no adjustment
was necessary.

The subject is not located on a
corner lot; however, it does have

access from two roads, one of which
is a major thoroughfare, Sale one is

not located on a corner, but does

benefit from access/exposure a long

two roads including a major
thoroughfare. Therefore, no

adjustment was necessary, Sales

two and four have access from only
one road and upward adjustments
were applied. Sale three is located
on a true corner and a downward
adjustment was applied.

Allof the sales are smaller in size

than the subject site. Typically, a

smaller land lot will sellfor a higher
price per acre with all else equal
based on economies of scale.

Therefore, downwa rd adjustments
were applied to each sale based on
their smaller size.

Sale two is L-shaped which could
limit some development potential
and a downward adjustment was
applied.

Sale one was zoned residential at
the time of sale. Although the buyer

lnverse relationship that often
exists between parcel size and unit
value.

Shape and

Topography

Zoning

44

Primary physical factors that affect
the utility of a site for its highest
and best use.

Government regulations that affect
the types and intensities of uses

Plaza Extra West

the site to a commercial or business

designation, the process requires
the owner to invest time and money
to gain approval for rezoning. There
is also a risk that the property will
be denied the owner's request.
Therefore, we have applied an

upward adjustment to this sale for
its inferior zoning designation. Sale

four contains an industrial zoning
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Land Valuation

Adjustment Factor Accounts For

Entitlements

The following table summarizes the adjustments we make to each sale.

(r

The specific level of governmental
approvals attained pertaining to
development of a site.

Comments

designation which is considered as

desirable as a business or
commercial designation due to the
flexibility of allowable uses and no

adjustment was necessary to this
sale.

No adjustments were necessary.

45
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Land Valuation

Land Sales Adiustment Grid

Na me

Address

City

Cou nty

State

Sal e Date

Sa I e Status

Sale Price

Squa re Feet

Acres

Corner

Topogra phy

Sha pe

Zoni ng Code

Zoning Description

e, 
'hi 

ô.r

Plaza Extra West

Plot No. 14 (Pa rt)

Estate Plessen

P ri nce Qua rter
St. Croix

Virgin lslands

698,568

L6.04

No

cently Sloping

I rregul a r
g-2

Busl ness -

Spronda rv

lnmnr rr hl a 1

358 & 35C Estate

La Grande Princess

358 & 35C Estate

La Grande Princess

Compa ny Qua rter
St. Croix

Feb-1 2

Cl os ed

S 3s o,ooo

r29,809
2.98

No

Gently Sloping
Recta ngul ar
R-3

Res ¡ dence -
Mêdium Densitv

Pric€ per Acre

Property Ri ghts

% Adj ustment

Fi na nc¡ ng Terms

% Adj ustment

Conditions ofSale
% Adj ustment

Ma rket Conditions

Annual % Adiustment

18,19,2I,and23
Golden Rock

1.8,L9,2I, and 23

Golden Rock

Cumulatlve Adjusted Price

Locati on

Access/Expos ure

Si ze

Sha pe a nd Topogra phy

Zoni ng

añmn. r: hl a ?

Compâny Quarter
St. Croix

VI

Ju l-1 1

Closed

Ssos,ooo
1s 5,5 09

3.57

No

cently sloping
lrregular
83 and C

Commercia I

5 Estate Pea rl

5 Estate Pea rl

46

Net S Adjustment

Queen Qua rter
St. Croix

VI

Nov-10

Cl os ed

s470,000
305,797
7.02

Yes

Level

lrregular
c

Co mmercia I

2A & 28 Estate

Hogens berg

2A&28
Hogens berg

Pri nce Qua rter
St. Croix

VI

Mar-10
Cl os ed

S28o,ooo
81,89 3

1.88

No

Level

Rectangular

t-2
Light lndustrial/
Business

Final Adjusted Pric€

Overall Adjustment

5tt7 Aso
Fee S¡ mpl e

Cas h to sel ler

Arm's length

Feb-12

ârable4

4/30/20t4

5L4t,457
Fee Simple

Cash to s el ler

Arm's length

Jul-11

-'t oo/"

s117,4s0

-20%

ro%

566,9s2
Fee Simple

Cash to seller

Arm's length

Nov-10
-1ão/^

SL27 ¡rL
-to%
s%
-20%

-5%

-5Lr,745
_1 

^o/^
s10s,705
-LO%

S149,936
Fee Simple

Cash to seller

Arm's length

Ma r-10

8L,346 - 5LO7,234

s60,256
s0%
-5%

-LO%

Plaza Extra West

-S 38,193
_aõo/^

s89,118
-37%

i134,043

i%

25%

s21,o90
?(o/^

s81,346
22%

-S26,809

LO7,234

28%
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Land Valuation

Land Value Conclusion

Priorto adjustment, the sales reflect a range of $66,952 - $148,936 per acre. After adjustment, the
range is narrowed to 581,346 - 5107,234 per acre, with an average of 595,851 per acre. We give

greatestweightto sale one based on its more recenttransaction date as well as its low net

adjustments. Secondary emphasis was placed on sale four based on its proximityto the subject, The

least emphasis was placed on sales two and three, and we arrive at a land value conclusion as follows:

land Value Conclusion x

lndicated Value per Acre

Subject Acres

I ndi cated Va I ue

Rounded

*Values expressed in United States Dollars

s 1os,o0o
16.04

S1,683,87s

S1,68o,ooo

47

Plaza Extra West



Cost Approach

Cost Approach
The steps taken to apply the cost approach are:

¡ Develop an opinion of the value of the land as though vacant and available to be developed to
its highest and best use, as of the effective date of the appraisal;

¡ Estimate the replacement cost new of the existing improvements using Marshall Valuation
Service;

o Estimate depreciation from all causes and deduct this estimate from replacement cost new to
arrive at depreciated replacement cost of the improvements; and

¡ Add land value to the depreciated replacement cost of the improvements to arrive at a market
value indication for the property overall.

Replacement Cost

Replacement cost is the current cost to construct improvements with equivalent utility to the subject,
using modern materials and current standards, design, and layout, Estimates of replacement costfor
the purpose of developing a market value opinion include three components: direct costs, indirect
costs (also known as soft costs) and entrepreneurial profit.

Direct Costs

Direct costs are expenditures for labor, materials, equipment and contractor's overhead and profit.
We use Marshall Valuation Service (MVS) as the basis of our direct cost estimate, ln addition to direct
costs, MVS includes certain indirect costs such as architectural and engineering fees, and interest on

building loan funds during construction.

lndirect Costs

MVS does not include all of the indirect costs that are appropriate in a replacement cost estimate.
Therefore, we add an allowance for the following indirect costs that are not contained within MVS:

taxes and carrying costs on land during construction; legal and accounting fees; and marketing and

finance costs prior to stabilization. We estimate lhala 3% allowance for additional indirect costs is

appropriate,

Entrepreneurial Profit

48

that a developer would expect to receive in addition to recovering all direct and indirect costs. This is

the expected compensation that would be necessary to motivate a developer to undertake the
project. lt is our estimate that an allowance ol 6% of total direct and indirect costs is appropriate.

Replacement Cost New

The following tables show our replacement cost estimates for the subject building improvements and

site improvements,
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Cost Approach

Replacement Cost Estimate

Bu¡lding lmprovements
Eldo Nome

Plaza Extra West
Subtotal - ReplacementCost New

Pl us: I ndi rect Cost

Subtota I

Plus: Entrepreneur¡al Profit
Totøl Replacement Cost New

Site lmprovements

Æphalt Parking Lot

Concrete Driveway/Parki ng Area

Subtotal - Replacement Cost New

Pl us: I ndl rect Cost
Subtota I

Pl us: Entrepreneurial Profit
Totol Renlocement Cost New

MVS Bu¡ld¡na TvDe

Su perma rket

Overall Property
Building lmprovements

Site lmprovements
Furn¡ture, Fixtures & Equi pment

Subtotal - Repl acement Cost New

Pl us: I ndi rect Cost

Subtota I

Pl us : Entrepreneuri al Profit

MvS Closs

Total Replacement Cost New

Quol¡tv

source: Ma rsha I I Va luatlon seillce except for Indirect costs a nd Entrepreneuria I Profit, which a re a ppra is er's estlmates

Good

Quontíty

Building lmprovements - Un¡t Costs

163,3 13

Building 1 Namei Plaza Extra West
MVS Buildi ngType: Supermarket

Const Class:

Qua lity:
Qua lity Rating:

Section/Page

Economic Life

Average 101,435 Square Feet

Average 48,385 Square Feet

Un¡t

SF

49

Ouontitv

UnîtCost Cost New

597.20 5Ls,874,024

'rs,874,o243% 5476,22r
$L6,3so,244

6% 5981,01s
S 17,3 31,2s9

Source : Ma rshal I Valuation Service

B

Good

Avera ge

t3/20
40

Unit Unitcost Cost New

s3.64 s36e,223

s6.44 s311,s99
S680,8 23

3% s20,42s
570r,247

6% Sqz,ots
s743322

Unit
Unit Cost

Spri n kl ers :

HVAC Adj ust

Other:

Su btota I :

srs,87 4,024

S 680,8 23

So

S 16,s s4,846

5496,64s
SL7,osL,492

S 1,023,090

3%

SF Current Multipl¡er

Sar,zs Local Multiplier
5z,ss Story Ht Multipl¡er

Peri meter Multi plier

6%

Plaza Extra West

S 18,074,s 8 r

S84.33 Final UnitCost

1.o20
1.130

1.000

1.000

l'g?'n



Cost Approach

Site lmprovements - Un¡t Costs

Site lmprovement 1 Name: Asphalt Parking Lot

Quality: Average Unit Cost
Sect¡on: 66 Other:
Page: 2 Other:
Unit: Square Feet Subtotal:
Site lmprovement 2 Name: Concrete Driveway/Parki ngArea

Quality: Average Unit Cost
Section: 66 Other:
Page: 2 Other:
Unit: Square Feet Subtotal:

Source: Ma rshal I Va luation Service

For comparison purposes, the following table shows replacement cost plus land value in relation to
the concluded market value.

Replacement Cost vs. Market Value

Replacement Cost New

Land Value

Replacement Cost New lncluding Land Value
Rounded

Ma rket Va I ue Concl usion
Ma rket Va I ue as % of RCN I ncl udi ng La nd Va I ue

s3.13

Se.f s Final Unit Cost

Current Multiplier 1.030
Local Multiplier 1.130

$s.ss

We have also analyzed the cost estimate of a free-standing grocery store currently under construction
in this market. This property will contain a 39,968 square foot free-standing grocery store consisting of
average quality construction with an estimated completion date in 2015. Significant site work was
necessary to allow for construction to begin, which has been deducted from the overall improvement
cost estimate. Based on the estimates provided, the cost of the improvements excluding site work and
all FF&E totals 53,774,556, or 594.44 per square foot of gross building area. This compares with our

50

SS.SS Fina I Unit Cost

Current Multiplier 1.030

Loca I Multiplier 1.L30

building area. Therefore, this comparable provides further support for our estimate of the
replacement cost new,

Depreciation

Depreciation is the difference between the replacement cost new of the improvements and their
contribution to overall property value on the effective date of the appraisal.

Deferred Maintenance

No items of deferred maintenance are identified; thus, no deductions for this form of depreciation are
necessa ry.

Sg.o¿

I ncl udi ng

Entrepren eu ri a I

Profit

5a.qq

51,8,074,58r
s1,680,000

s 19,7 s4,s81

s 19,7 so,ooo

s 11,120,000
56%

Excl udi ng

Entrepreneuria I

Profi t

Plaza Extra West

5r7,0s1,492
S 1.6so,ooo

51,8,731,492

S 18,730,000

$ 11,12 o,ooo
59%

.-
tr,



Cost Approach

Age-Life Depreciation

After deducting deferred maintenance, if any, we use the age-life method to estimate depreciation
applicabletothe remaining replacementcosts. This method indicatesthe loss in value dueto physical
deterioration and some functional obsolescence based on the age and condition of the improvements.
The age-life method is applied on a straight-line basis, by dividingthe subject's effective age by its
economic life. Age-life depreciation forthe site improvements is estimated separatelyfrom the
building improvements, based on their shorter economic lives,

Functional Obsolescence

Functional obsolescence is a loss in value due to changes in marl<ettastes and standards. ln the case of
the subject, it is not necessary to make a deduction for additionalfunctional obsolescence over and
above that accounted for in the age-life method.

External Obsolescence

Externalobsolescence is a loss in value due to external causes, such as imbalances in supply and
demand or negative location influences. We have applied an adjustment to the replacement cost new
of the subjectfor externalobsolescence, which is appropriate based on the declining market in ST.

Croix as indicated by our research of this market. lt is our opinion that the achievable rental rates in
this market would not be sufficient to justify new construction. This is demonstrated by the cost
feasibility chart shown below,

Cost Feasible Rent

Repl a cement Cost New per 5F

Stabilized Land Value per Buildable SF

Replacement Cost New

Ca pita lization Rate

NOt

Pl us : Opera ti ng Expens es (Net of Rei mbu rsements )

Effective Gross lncome
Plus:Stabilized Vacancy & Collection Loss at tO.O0%

Cost Feas i bl e Rent (S/SF/Yea r)

Typica I Rent for New Space

5L

+Values expressed in United States Dollars

As shown above, the rental rate required to be achieved to justify the cost of new construction is

|tO.lZ/s¡; however, the subject would have a market rental rate new of only SZ.ZS/sf which is

determined by adjusting the subject's estimated market rental rate for new construction. This
representsadifference of 27.7I%, indicatinganadjustmenLof 25% roundedforexternal obsolescence
to the replacement cost new.

Final Estimate of Depreciation

Our estimate of depreciation and calculation of depreciated replacement cost are shown in the
following tables,

597.20

S 10,29

s 107,49

8.25%

5s.az
5o.sz

Plaza Extra West

Se,6e

S1,08

510,76
5t,ts

@



Cost Approach

Esti mate of Depreciation
Building lmprovements
Replacement Cost New

Less : Deferred Ma intena nce

Remaining Cost
Age-Life Depreciation
Addit¡onal Functional Obsolescence
External Obsolescence

Total Depreciation
9e1t reci oted Re p la ce me nt Co st
Site lmprovements
Replacement Cost New

Less : Deferred Ma i ntena nce

Remaining Cost
Age-Life Depreci ati on

Additiona I Functi ona I Obsolescence
External Obsolescence
Total Depreciation
Dep reci oted Re p I a ce me nt Cost

577,331,,259

5o

517,331,,2s9
25.0% -s4,332,815
o% 5o
2s% -s4,332,81s

-S8,66s,62e

S8,66s,62e

Overall Property
Replacement Cost New

Deferred Ma intena nce

Remaining Cost

Age-Life Depreciation
Additiona I Functi ona I Obsolescence
External Obsolescence
Total Depreciation

s7 43,322

5o

57 43,322
so.o% -iltt,aat
o% soo% so

-537r,66'J.

537L,661

Depreciated Replacement Cost

Rounded:

52

Depreciation Worksheet - Building lmprovements

Bl dg

#

1

Iota I

Plaza Extra West

Depreciation Worksheet - Site lmprovements

5!8,074,581,
So

S 18,074,s81
-54,704,476

$o
-54,332,81s
-59,037,29r

Site Effect Life
lmp Age Expect
# ltem (Yrs) (Yrs)

Effective Economic

1 Asphalt Parking Lot 10 20
2 Concrete Driveway/Parking Are 10 20

Tota I

Other
S/L Deprec. Replacement

s9,037,297
S9,o4o,ooo

Plaza Extra West

s/L
Deprec

%

$r7,33r,2s9 roo.o%

Depr. %ot Wtd. Avg.

Override Replacement Overall Wtd. Avg. S/L Depr.
% Cost New RCN Deorec. override

5r7,337,2s9 700.0%

50.0%

50.0%

%of
Overa I I

Wtd Avg.

s/L

S403,118
5340,204

Wtd. Avg.

Other

25.O%

5743,322 roo.o%

54 2%

45 8%

27.I%
22s%

so.o%

00%
00%

0.o%



Cost Approach

Value lndication
By combining our land value conclusion with the depreciated
we arrive at a value indication bythe cost approach as shown

Value lndication by Cost Approach*
Depreci ated Repl a cement Cost
Land Value
I ndi cated Property Va I ue

Rou nded
*Values expressed in United States Dollars

s9,040,000
s 1,680,000

S 1o,72o,ooo

S i.o,72o,ooo

replacement cost of the improvements,
in the following table.
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lncome Capitalization Approach

lncome Capitalization Approach
The income capitalization approach converts anticipated economic benefits of owning real property
into a value estimate through capitalization. The steps taken to apply the income capitalization
approach are:

o Analyze the revenue potential ofthe property.

o Consider appropriate allowances for vacancy, collection loss, and operating expenses,

¡ Calculate net operating income by deducting vacancy, collection loss, and operating expenses
from potential income.

. Apply the most appropriate capitalization method, either direct capitalization or discounted
cash flow analysis, or both, to convert anticipated net income to an indication of value.

The two most common capitalization methods are direct capitalization and discounted cash flow
analysis. ln direct capitalization, a single year's expected income is divided by an appropriate
capitalization rate to arrive at a value indication. ln discounted cash flow analysis, anticipated future
net income streams and a future resale value are discounted to a present value at an appropriate yield
rate.

ln this analysis, we use only direct capitalization because investors in this property type typically rely
more on this method.

Leased Status of Property
The property is leased to a single tenant. Pertinent lease terms are shown below,

54
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lncome Capitalization Approach

Lease Synopsis

Less or
Les s ee

Lea sed SF

Lea s e Type

Tena nt Pa i d Expens es

Owner Paid Expenses

Commencement

Expiration
Cancellation Clause
Term

Rema i ni ng Term

Base Rent & Escalations

Ba s e Term

Option Term

Option Term

Current Contract Rent

Pl essen Enterprises, I nc.

KAC357

1-63,313

Triple Net

Propertytaxes, ¡nsurance, and all repairs and maintenance
Genera l/Admi nistrative costs, ma na gement expenses a nd gross recei pts
ta xes

4/29/2O74
4/28/2024
None

tz0 months or L0.0 yea rs

720 months or L0.0 yea rs

Period Months pSF/yr Annual Rent
4/29/2074 - 4/28/2024 t -t2O S+.SS 5710,000
4/29/2024 - 4/28/2034 121.-240 S+.SS S71O,OOO

4/2s/2034 - 4/28/2044 24!-360 S4.3s 571O,OOO

Projected Market Rent - First ForecastYear

Comments

Source: Lease

Thisleaseisindisputeandisthereasonforlitigationwhichisthepurposeofthevaluation. ln
add¡tion, the lease is well below market rent levels. As such, the existing lease has been disregarded
in the valuation.

Market Rent Analysis

Contract rents typically establish income for leased space, while market rent is the basis for estimating
income for current vacant space and future speculative re-leasing of space due to expired leases. To
estimate market rent, we analyze comparable rentals most relevant to the subject in terms of

55

The annual rent includes a S50,000 annual fee dueto the landlord for
the tena nt's use of the sewer servi ci ng the bui I di ng.

the U'S' Virgin lslands and very few comparable properties exist in this market. Our research did not
reveal any recent, comparable leases of similar size and use to the subject in the U.S, Virgin lslands. As
a result, we have expanded oursearch to include comparable regional data, as well as lease
information from this market that is older than what would normally be considered, ln addition, we
have analyzed industry reports indicated rental rates as a percentage of revenue and have applied
these figures to the subject property, Utilizing these methods, we develop a reliable estimate of
market rent for the subject as follows,

s710,000
51,224,848
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I ncome Capitalization Approach

Summaru of ComDarable Rentals - Retell

Morrlsvllle Mârkel
3560 Dâv¡s Dr

Morrisvllle
Wake County

NC

815 Pelham Rd s.

Jacksonv¡ lle
calhoun county
AL

Yr Blt.
Storles:

GBA:

Parklng Råtlo:

3 WinnDlx¡e-Ponchartraln YrBlt, 1996
3030 Pontchartrain Dr¡ve Stories: 1

slldell GBAi 44,7a0
Sa¡ntTãmmanyCounty PãrkinBRatlo: 63/1,000
LA

Slorles: 1

GBA: 56,132
Pa rking Ratlo: 4.1 /1,000

Comments: Extens¡on oÍ otig¡nol 20-yeot ldsewllh W¡nn D¡xie, oríglnolly 7995 -2015. lncludes 5,iíve-yeot rcnNol op¡¡ons, Flot.en¡, tenontto poy 7% of etoil soles in excess

4 Wa¡martNeighborhood YrBlt. 2005 Wãl.Martstores,lnc 54,500 May-12 180 59,50 None T.ipleNet
2750 NC Highway 55 Stories: 1

Ca ry GBA: 54,500

Weke County Parking Ratlo: 5 2 /1,000
NC

Comñenß:FormerKrogetstore¡hotlsbeingleosedtoWol-Moftfot75yæßw¡lh(6)5-yeotoptions.RentincreosingS0.So/sJ/yrwilheochopt¡onpeñod l,!olollowon@wos

Winn Dixie 44,7A0 ian-13 117 59,97 - Absolute Net

56

Trlple Net
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I ncome Capitalization Approach

Comparable Rentals Map

57
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I ncome Capitalization Approach

Rental Analysis Factors

The following elements of comparison are considered in our analysis of the comparable rentals.

Rental Analysis Factors

Expense Structure

Conditions of Lease

Market Conditions

Location

Access/Exposu re

Size

Building Quality

Age/Condition

Economic
Cha racteristics

Division of expense responsibilities between landlord and tenants.

Extraordinary motivations of either landlord or tenant to complete the
tra ns a cti o n.

Changes ín the economic environment over time that affect the
appreciation and depreciation of real estate.

Market or submarket area influences on rent; surrounding land use
influences,

Convenience to transportation facilities; ease of site access; visibility from
main thoroughfares; traffic counts.

Difference in rental rates that is often attributable to variation in sizes of
leased space.

Construction qua lity, a menities, ma rket a ppea l, functiona I utility,

Effective age; physica I condition.

Variations in rental rate attributable to such factors as free rent or other
concessions, pattern of rent changes over lease term, or tenant
improvement al lowances.

Analysis of Comparable Rentals

The comparable rentals are compared to the subject and adjusted to accountfor material differences
that affect market rental value. The following table summarizes our analysis of each comparable.

59
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lncome Capitalization Approach

Rental Analysis Summary - Retail

N
T

Property Name;

ïena nto

Morrisvi lle Market
Wal Mart

2 Winn Dixie
Winn Dixie

Winn Dixie - Ponchartrain 44,780
Winn Dixie

4 Walmart Neighborhood
Wal-MartStores, lnc.

45,868

We have also analyzed several large retail leases in theVirgin lslands and Puerto Rico shown in the
following table. As discussed earlier, there is a limited amount of retail space available that is
comparable to the subject in size in this market, and many of these spaces have had long term tenants
in place for many years. Therefore, we have included some leases below which have significantly older
commencement dates. ln addition, we were unable to determine more detailed information on some
of these properties in order to provide full property write ups. Nevertheless, these leases are
comparable in use, physical characteristics and location and provide furthersupportfor our market
rent conclusion.

42,049

Overa I I

Compa rison

S6.30

s4,500

Superi o r

se.s7

Simila r

Comments

s9.so

Comparable is smaller in sizethan
the subject a nd is superior i n

age/condition.

1

2

3

n lslands and Puerto Rico Retail Lease Com

Plaza Extra

P uebl o

Su perma rkel
K-Ma rt

K-Ma rt

Sel ectos

Su peri o r

60

Comparable is smaller in sizethan
the subject but is of inferior
age/condition.

Su peri o r

Comparable is smaller in sizethan
the subject.

St. Thomas - Tutu Park

St. Thomas - Long Bay

St. Croix - Sunshine Mali
Shopping Center

5t. Thomas - Lockhart
Ga rdens

Puerto Rico - Plaza Los

Compa ra ble is s ma I ler i n s ize tha n

the subject a nd is superior i n

age/condition.

6

7

8

Ma rs ha ll's
Burlington Coat

Ma rs ha I l's

Minlmum
Mâximum

Average

United Corporati on d/b/a
Plaza Extra

Puebl o

Kma rt Corpo ra ti on

Kmart Corporation

Sel ectos Su perma rket

' Exact commencement date was unava ¡la ble, but was esti mated based on le ases data prov¡ded,

Puerto Rico - Santa lsabel
Puerto R¡co - Canovanas
Puerto Rico - Canovanas

Plaza Extra West

50,250 *Oct-92

37,744 Jun-99

704,23L *Mar-98

60,000 Ma r-98

Marshall's
Burlington Coat Factory
Ma rs ha I l's

Lease

28,000

60,306

30,000

57.25 Triple Net

59.84 Triple Net

56.75 Net

$s.ss rriple Net

5a.so Triple Net

Lease

+Ju n-10
*Ju n-10
+Jun-10

240

rzo
60

r20

Sg.oo Tr¡ple Net

S13.50 rriple Net

S13,50 Triple Net

Ss.s9

S13,so
S9,24

@



lncome Capitalization Approach

Note that the rental rates shown above represent onlythe base rents for each property. Overage rent
as a percentage of revenue issometimes included in leases of this propertytype, However, in grocery
stores and similar retail property leases, overage rent typically kicks in when the lease is dated and the
market rent is well above the contract (base) rent which was established at the beginning of the
lease, lt is therefore common for appraisers to estimate market rent on a rent per square foot (base
rent) basis, and not to estimate actual overage rent in dollars.

The Plaza Extra - Tutu Park store has an overage rent of L.5% of revenues above a breakpoint of S25
million. We have obtained the historical operating statements for this store, which has averaged
530,558,402 ¡n total revenues over the past three years, This indicates an average of 583,376, or St.OO
per square foot, in overage rent paid annually over the past three years, Added to the base rent of
5l.ZS for this store, a total annual rental rate of SS.91 per square foot was paid over the past three
yea rs.

ln addition to the lease comparables, we have considered data from multiple nationalsupermarket
industry reports which relate typical operational expenses as a percentage of revenues. As such, there
is data which indicates what grocery stores typically pay in rent a as a percentage of sales. We have
consulted the June 2015 lBlSWorld industry report for Supermarkets & Grocery Stores in the US which
indicates that the benchmark for rent and utilities expense as a business owner combine for a cost of
aboul4.8% of revenue. After researching average electricity costs in the US, we have estimated that
approximately 1.5% of revenues is attributable to utilities expenses, indicating a cost estimate for rent
of about 3.3% of revenue.

This compares with an estimate from the online source BizStats which indicates rent costs for Food-
Beverage Retail Stores as a sof e proprietorship would be about 3.18% of revenue, Based on this
industry data, an estimate of 3.25% of revenue would be considered appropriate for the subject
property. This estimate is applied to historical revenues atthe subject, indicating a market rental rate
as follows.

Rental Rate Estimate as a Perce

6t

Gross Revenue

Percenta ge Rent Est¡ mate

lndicated Annual Rental Rate

lndicated Rental Rate per SF

Market Rent Conclusion

Based on the preceding analysis of comparable rentals, we conclude market lease terms for the
subject as follows:

S32,519,846
3.25%

Plaza Extra West

s 1,056,895
56.47

537,28s,s07
3.25%

$ 1,016,909
S6.2c

@
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Concluded Market Lease Terms

s

Retail 163,313

"Values expressed ln Uñlted States Dollars

Ma r ket

S7,s0 S/sF/Yr

Rent

alatir
None

62

Trlple Net

Lease

Term

Mos,)

120
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lncome Capitalization Approach

Stabilized lncome and Expenses

Potential Gross Rent

Potentialgross rent is based on contract rentfrom the existing lease in place. lncome is projected for
the 12-month period following the effective date of the appraisal. ln the following table, we compare
potential income from contract rent to potential income from market rent.

Potential Gross Rent

Tota I Subj ect

I Contract rent for leased space; vacant space at ma rket.

Expense Reimbursements

Reimbursement income is based on market lease terms that require the tenant to reimburse the
owner for all operating expenses except general/administrative costs, management expenses and
gross receipts taxes.

Vacancy & Collection Loss

Stabilizedvacancyandcollectionlossisestimated attO.O% basedonanestimatedvacancyperiodof
L2 months every L0 years,

Effective Gross lncome

Based on the preceding estimates, effective gross income is calculated at$t,465,I72, or $8,97 per
square foot.

Analysis of Operating Expenses

ln this analysis we estimate the operating expenses that would be attributable to the owner of the
real estate if the property were leased to an operator. We were only provided with historical expense
information forthe operating business which is relevantto two expense categories, To develop
projections of stabilized operating expenses, we analyze operating statements for the subject's

Potential Rent at Contract l1)

163,31-3

Annual S/SF

s660,000 54.04

5660,000 54.04

63

Contra ct
Potential RentatMarkel aso/oof

57.s0

a n a lysis.

s7.s0

5t,224,848

$1.,224,848 54o/o

Plaza Extra West
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lncome Capitalization Approach

Operating History and Projections

lncome

Ba se Rent

Expense Reimb

Potential Gross lncome*

Effective Gross lncome

Expenses

Real EstateTaxes

I ns ura nce

Repai rs a nd Maintenance
Genera l/Admi nìstrative
Ma n a gement

Collection Loss

Total Expenses

ross Recei

Net Operating lncome

Operati ng Expense Ratio

51.,224,848

+lRR projected income is the total potent¡al income attributable to
the property before deduction ofvacancyand collection loss.
+*Values expressed in United States Dollars

5r,627,969

403,72r

-762,797

St,46s,r7z

53s,667
122,485
244,970

16,331

43,955

Although complete historical expenses were not provided for the subject, we were able to determine
the historical insurance and repairs/maintenance expenses based on the operating statements from
the operating business, which is responsible forthese costs since the property was owner occupied,

Historical insurance expenses totaled 5126,347.72 and S118,455.35, or S0.27 and $0.23 per square
foot, in 2013 and 201.4, respectively. This compares with our year one projection of this expense of
$O,ZS per square foot shown in the table below.

Historical repairs and maintenance expenses totaled 5437,015.02 and 52+5,591..82, or 52.68 and
$t.SO per square foot, in 2013 and 2014, respectively. This compares with our year one projection of
this exoense of S1-50 nêr çôuârê font chnr,vn in thp lrhlo holnrrr

64

S536,666

S928,s06

36.6%

Notethatrealestatetaxesarebasedontheactualtaxbillforthesubjectproperty. Theother
expenses were estimated based on expenses at comparable properties with adjustments as
appropriate.
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lncome Capitalization Approach

Expense Analysis perSquare Foot

Yea r Built
SF

Prevailing LeaseType

Operating Data Type

Yea r

Real EstateTaxes

lnsurance
Repa irs a nd Ma i ntena nce

Genera l/Admi nistrative
Ma nagement

Gross Receipts Tax

Tota I

Operati ng Expens e Rati o

*Comp L:

Comp 2:

Comp 3:
*Va lues expressed in Un¡ted States Dolla rs

Comp L

1,994

44,984

Comp Data*

ln Place

2012

Comp 2

2003

44,27 r

Replacement Reserves

Forthe subject property type and local market, it is not customaryto include replacement reserves as
an expense item when estimating net operating income,

Total Operating Expenses

Total operating expenses are projected at $536,666 overall, or 53,29 per square foot.

Net Operating lncome

Based on the preceding income and expense projections, stabilized net operating income is estimated
at 5928,506, or $s.6g per square foot.

Capitalization Rate Selection

So.s3

$o.rs
5o.oo

So.or
$o.zE

$o.oo

Historical and Projected
Comp 3 Expenses

2006 L999
82,905 163,313

ln Place In Place

S0.88

5o.zt
51.4s

5o,oz

50.+g

$o.oo

$o.gz

65

Winn Dixie, 815 Pelham Rd, S. , Jacksonville, AL

Huntsville Publix, 12796 Bailey Cove Rd, SE., Huntsville, AL

Armstrong Birmingham Publix,980 Bi rmingham Rd., Alpharetta, GA

Subiect

L6s%

Triple Net

s1.2s
So.+¡
51,.27

S 1,14

5o.qt
So.oo

S 
g.oo

28.7%

A capitalization rate is used to convert net income into an indication of value, Selection of an
appropriate capitalization rate consíders the future income pattern of the property and investment
risk associated with ownership. We consider the following data in selecting a capitalization rate for the
subject.

5q.st

37,8%

$o.zz
s0.7s
$ 1.s0

$0.10

5o.zt
So.¿s

s3.2s

36,6%

Plaza Extra West



lncome Capitalization Approach

lization Rate C

1

2

3

4

5

6

7

8

9

10

11
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Ra lph's

W¡nn-D¡xie
Reasor's Grocery
Reasor's Grocery
Mi Pueblo Foods

Festival Foods Grocery
Shop n' Save

Marsh Supermarket
Winn-Dixie
Giant Eagle

Dillons Store

Giant Eegle

Minimum
Maximum

Average

CA

AL

OK

OK

CA

WI

IL

IN

AL

OH

KS

PA

1950/1998
7994
20t2
2009

2OOO/2009

2005

1981

1995

200L
200t
1966

2004

Gross Building

The capitalization rate comparables for free-standing grocery stores in the United States range from
5.04%Io 10.00%, with an average of L72%.

69,649
56,L32
75,45I
80,335
50,173

82,746

85,065

84,064
58,037
tt6,248
54,980
87,052

Capitalization Rate Surveys - Retail properties

Apr-14

May-14
Ju n-13

Sep-13

Ju l-1 1

Apr-14

Ju n-13

Dec-12

Ja n-13

Oct-11

Feb-11

May-14

Ra nge

Avera ge

s22,000,000
52,9oo,ooo

5 10,600,000

S 1 1,4oo,ooo

57t,242,000
59,8s2,777

s4,200,000
5s,720,762.

56,30s,300
5 19,s 1o,ooo

Ss,oTs,ooo

irs,49r,422

IRR-Viewpoint IRR-Viewpoint pwC 2e-2015
Year End 2014 Year End 2014 National pwC 2e-2015
Natl Neighbor Natl Community Strip Shopping National

Source:lRR-Viewpoint2014:PwCReal EstatelnvestorSurvey; AmericanCouncil of Lifelnsurerslnvestment

66

s.50%- 9.0% s.25% - 8s5%
7.33% 7.17%

s315.87 5.04%
s51.56 8.500/"

5140.49 i.2s%
5141,90 8.oo%

5224.06 6.72%

5119.07 7.200/"

548.80 s.6o%

s68.05 lO.OOo/o

5108.64 B]s%
5167,83 8.o4%

s92.31 7.80%
s177.96 6.730/.

s48.80 s,o4%

5315.87 Lo.oo%

5138.05 7.72%

4,50 - 10.00

6.9r%

Power Center

s50% - 8,00% NA

6.54% 6.78%
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lncome Capitalization Approach

Retail Capitalizat¡on Rate Trends

8,5

8

7.5

7

6.5

6

5.5

- 
sTRtP

-PWR
-ACLI

3q-13

STRI P- PwC Rea I Estate I nvestorSurvey- National StripShoppingCenter Ma rket

PWR - PwC Real Estate lnvestorSurvey- National PowerCenterMarket
ACLI - American Council of Llfe lnsurers lnvestment Bulletin - Retail Properties

6.91

6.77

4Q-13

6.27

The PwC survey indicates that going-in capitalization rates for Retail properties range from 4.5O%to
70.00% and average 6.9L%. Rates for retail properties have been remained relatively flat over the past
few quarters. These rates, unlike the subject, are more representative of investment or institutional
grade properties. The subject is not considered to be institutional, which would add an additional 1.34

basis points on average as dictated by the most recent PwC information. Adjusting for the subject's
non-institutional grade would result in an adjusted range of 5.84%to L1.34o/o with an adjusted average
o18.25%. Based on the age as well as the uncertainty with the subject's market, it is our opinion that a
rate above the average would be reasonable. Accordingly, based on the survey data, a capitalization
rate within a range of 8.25%to9.25o/o could be expected for the subject.

6.98

6.67

1Q-14

6.54

6.97

6.67

2Q-14

6,35

7.09

6.6s

67

3Q-14

6.3

7.05

6.6s

4Q-14

6.36

7.05

6.6

1Q-1s

6.23

7

6.56

2Q-1s

6,18

6.91

6.54
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lncome Capitalization Approach

Band of lnvestment Method
Lender Survey

Realty Rates lnvestor Survev

Loan To Value

I nterest Rate

Amortization (Years)

Equity Dividend Rate

Debt Coverage Ratio

Mortgage/Equ ¡ty Assum ptions
Loan To Value Ratio
I nterest Rate

Amortization (Years)

Mortgage Consta nt
Equ ity Rati o

Equity Dividend Rate

Weighted Average of Mortgage and Equity Requirements

Mortgage Requirement

Equ¡ty Requirement

lndicated Capitalization Rate

Rounded

60%

3.Lr%
15

8.03%
1.18

Debt Coverage Rat¡o Method

H ish

Mo

90%
9.67%

40

17.41%

L.83

0.06813

Rounded

75%

5.50%

30

0.0681

25%

72.s0%

Avera ee

Based on an analysis of the preceding data, a going-in capitalization rate forthe subject is indicated
within a range of 7.75%Lo 9.25%. To reach a capitalization rate conclusion, we cons¡der each of the
following investment risk factors to gauge its impact on the rate. The direction of each arrow in the
following table indicates our judgment of an upward, downward, or neutral influence of each factor.

Risk Factor lssues lmpact on
Rate

75%

5.47%

28

122s%
1.50

68

Used

75% x

25% x

75%

s.50%
30

12.50%

1.50

x 75%

Competitive Market Position

Location

Market

6.81,% =

L25O% =

reotT strengtn o1 tenant, escatalton pa

above/below market rent, rollover risk,

Construction q ua lity, a ppea l, cond ition, effective
age, functional utility.

Market area demographics and life cycle trends;
proximity issues; access and support services.

Vacancy rates and trends; rental rate trends;
supply and demand.
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7.75%
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lncome Capitalization Approach

Highest & Best Use

Overall lmpact

Accordingly, we conclude a capitalization rate as follows:

Capitalizati on Rate Concl usion
Going-l n Capitalization Rate

Direct Ca pitalization Ana lysis

Net operating income is divided by the capitalization rate to indicate the stabilized value of the
subject. Valuation of the subject by direct capitalization is shown in the following table.

U pside potentia I from redevelopment,
adaptation, expansion,

Direct Capitalization Analysis*

Potential Gross Rent

Expens e Rei mbursements

Potential Gross lncome
Vacancy & Collection Loss

8.2s%

Effective Gross lncome

Expe nses

Real Estate Taxes

I nsura nce
Repa i rs a nd Ma i ntena nce

Genera l/Admi n istrat¡ve
Ma na gement

Gross Receipts Tax

69

ê

Total Expenses

e

Cap¡talizat¡on Rate

lndicated Value

Rounded

70.0o%

51.,224,848

S4o3,tzt

' Values expressed ¡n United States Dollars

51,,627,e69
-5162,797

57,46s,172

S35,667

Stz2,4Bs
5244,e70
S16,33i.

S+s,sss
Szz,zsg

S7.so

52.47

3.OOo/o

Sg.gz
-5r.oo

S8.s7

50.22

5o.zs
5r.so
5o,ro
5o.zt
So.+s

Plaza Extra West

Ss36,666

825%

5rr,2s4,6!3 Sog.gr
sl1,25O,OOO $Oe.ss

S3.29



Reconciliation and Conclusion of Value

Reconciliation and Conclusion of Value
The values indicated by our analyses are as follows:

Summary of Value lndications*
Cost Approa ch

Sales Comparison Approach
I ncome Ca pita I ization Approach

Reconcil ed

*Values expressed in United States Dollars

The income capitalization approach is given the greatest weight because it is the most reliable
valuation method for the subject. The cost approach is given less weight because it does not directly
considerthe income characteristics of the property. The sales comparison approach is not applicable
to the subject and is not used. Accordingly, our value opinion follows.

Final Value Conclusions

Retrospective Ma rket Va I ue

*Values expressed ¡n United States Dollars

Extraordi nary Assumpti ons and Hypothetical Conditions

s 10,720,000

Not Used

S11,2so,ooo

Thevalueconclusionsaresubjecttothefol lowingextraordinaryassumptionsthatmayaffecttheassignment
results. An extraordinary assumption is uncerta¡n information accepted as fact, lfthe assumption is found to
befalseasof theeffectivedateof theeppraisal,wereservetherighttomodifyourvalueconclusions.

L. Wewerenotabletoinspecttheentireinteriorofthesubjectnortherearexter¡oroftheimprovements.We
were only able to access the interior of the retail shopping area, but notthe warehouse or office areas. We
have assumed thatthe information provided by the client regardingthe quality and condition ofthese
areas is accurate.

2. Thelandareaanddescriptionofthesiteisbasedonasurveyofthesubjectpropertywhichhasnotyet
been recorded, The survey denotes the subject site as Plot 14XX, and this denotation would change when/if

S 1 1,12o,ooo

70

Fee Si mpl e

Thevalueconclusionsarebasedonthefollowinghypotheticalconditionsthatmayaffecttheassignment
results.Ahypotheticalconditionisaconditioncontrarytoknownfactontheeffectivedateoftheappraisal
but is supposed for the purpose of analysis,

1. No hypothet¡cal cond¡tions were employed in this analysis.

April 30,20L4 511,120,000
Eleven Million One Hundred Twenty Thousand Dollors

Exposure Time

Exposure t¡me is the length of time the subject property would have been exposed for sale in the
market had it sold on the effective valuation date at the concluded market value. Based on the
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Reconciliation and Conclusion of Value

concluded market values stated previously, it is our opinion that the probable exposure time is 12-24
months.

Marketing Period

Marketing time is an estimate of the amount of time it might take to sell a property at the concluded
market value immediately following the effective date of value, We estimate the subject's marketing
period at12-24 months.

7t
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Certification

Certification

We certify that, to the best of our knowledge and belief:

L The statements of fact contained in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only bythe reported
assumptions and limiting conditions, and are our personal, impartial, and unbiased
professional analyses, opinions, and concluslons.

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

4. We have not performed any services, as an appraiser or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately preceding
acceptance of this assignment.

5. We have no bias with respectto the property that is the subject of this report orto the parties
involved with this assignment.

6' Our engagement in th¡s assignment was not contingent upon developing or reporting
predetermined resu lts,

7. Our compensation for completing this assignment is not cont¡ngent 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, orthe occurrence of a

subsequent event directly related to the intended use of this appraisal.

8. Our analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the Uniform Standards of Professional Appraisal Practice as well as
applicable state appraisal regulations.

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

10. The use of this report is subjectto the requirements of the Appraisallnstitute relatingto
review by its duly authorized representatives.

72

11. The reported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Principles of Appraisal Practice and Code of Ethics of the
American Society of Appraisers.

The reported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the RICS Valuation Professional Standards as well as the
lnternational Valuation Standards as promulgated by the lnternational Valuation Standards
Council.

MarkJ' Weathers made a personalinspection of the propertythat is the subject of this report.
James V. Andrews, MAl, cRE, FRlcs, ASA, cvA, has also personally inspected the subject.

L2.

13.
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Certification

14. No one provided significant real property appraisal assistance to the person(s) signing this
certífication.

15. We confirm we have the knowledge and skills to undertake the valuation competently. As
such, we are also in compliance with the Competency Rule of USPAP.

16. As of the date of this report, James V. Andrews, MAl, CRE, FRICS, ASA, CVA has completed the
continuing education program for Designated Members of the Appraisal lnstitute.

L7. As of the date of this report, Mark J. Weathers, has completed the Standards and Ethics
Education Requirements for Candidates/Practicing Affiliates of the Appraisal lnstitute.

18. The American Society of Appraisers has a mandatory recertification program for all of its
Senior members. As of the date of this report, James V. Andrews, MAl, CRE, FRICS, ASA, CVA,

is in compliance with this program.

/{fu
Mark J. Weathers
Certified General Real Estate Appraiser
Vl Certificate # t-21738-tB
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James V. Andrews, MAl, CRE, FRICS, ASA, CVA

Certified General Real Estate Appraiser
Vl Certificate # 0-14194-18
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Assumptions and Limiting Conditions

Assumptions and Limiting Conditions

This appraisal and any other work product related to this engagement are limited by the following
standard assumptions, except as otherwise noted in the report:

t. The title is marketable and free and clear of all liens, encumbrances, encroachments,
easements and restrictions. The property is under responsible ownership and competent
management and is available for its highest and best use.

2. There are no existing judgments or pending or threatened litigation that could affect the value
ofthe property.

3, There are no hidden or undisclosed conditions of the land or of the improvements that would
render the property more or less valuable. Furthermore, there is no asbestos in the property.

4. The revenue stamps placed on any deed referenced herein to indicate the sale price are in

correct relation to the actual dollar amount of the transaction.

5. The property is in compliance with all applicable building, environmental, zoning, and other
federal, state and local laws; regulations and codes.

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

This appraisal and any other work product related to this engagement are subject to the following
limiting conditions, except as otherwise noted in the report:

1. An appraisal is inherently subjective and represents our opinion as to the value of the
property appraised.

2. The conclusions stated in our appraisal apply only as of the effective date of the appraisal, and

no representation ¡s made as to the effect of subsequent events.

3. No changes in any federal, state or local laws, regulations or codes (including, without
limitation, the lnternal Revenue Code) are anticipated.

4. No environmental impact studies were either requested or made in conjunction with this

74

any subsequent environmental ¡mpact studies. lf any environmental impact statement is

required by law, the appraisal assumes that such statement will be favorable and will be

approved by the appropriate regulatory bodies.

Unless otherwise agreed to ¡n writ¡ng, we are not required to give testimony, respond to any

subpoena or attend any court, governmental or other hearing with reference to the property
without compensation relative to such additional employment.

We have made no survey of the property and assume no responsibility in connection with
such matters. Any sketch or survey of the property included in this report is for illustrative
purposes only and should not be considered to be scaled accurately for size. The appraisal

5.

,l

6.
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Assumptions and Limiting Conditions

covers the property as described in this report, and the areas and dimensions set forth are

assumed to be correct.

7. No opínion is expressed as to the value of subsurface oil, gas or mineral rights, if any, and we
have assumed that the property is not subject to surface entry for the exploration or removal
of such materials, unless otherw¡se noted in our appraisal.

8. We accept no responsibility for considerations requiring expertise in other fields. Such

considerations include, but are not limited to, legal descriptions and other legal matters such

as legaltitle, geologic considerations such as soils and seismic stability; and civil, mechanical,
electrical, structural and other engineering and environmental matters. Such considerations
may also include determinations of compliance with zoning and other federal, state, and local
laws, regulations and codes.

9. The distribution of the totalvaluation in the report between land and improvements applies
only under the reported highest and best use of the property. The allocations of value for land

and improvements must not be used in conjunction with any other appraisal and are invalid if
so used. The appraisal report shall be considered only in its entirety. No part of the appraisal
report shall be utilized separately or out of context.

10. Neither all nor any part of the contents of th¡s report (especially any conclusions as to value,
the identity of the appralsers, or any reference to the Appraisal lnstitute) shall be

disseminated through advertísing media, public relations media, news media or any other
means of communication (including without limitation prospectuses, private offering
memoranda and other offering mater¡al provided to prospective investors) without the prior
written consent of the persons signing the report.

71. lnformation, est¡mates and opinions contained in the report and obtained from third-party
sources are assumed to be reliable and have not been independently verified.

72. Any income and expense est¡mates contained in the appraisal report are used only for the
purpose of estimating value and do not constitute predictions of future operating rest¡lts.

13. lf the property is subject to one or more leases, any estimate of residual value contained in

the appraisal may be particularly affected by significant changes in the condition of the
economy, of the real estate industry or of the appraised property at the time these leases

expire or otherwise terminate.

L4. Unless otherwise stated in the report, no consideration has been given to personal property

( 'l

75

the real property has been considered.

15. The current purchasing power of the dollar is the basis for the ,ralues stated in the appraisal;
we have assumed that no extreme fluctuations in economic cycles will occur.

16. The values found herein are subject to these and to any other assumptions or conditions set
forth in the body of th¡s report but which may have been omitted from this list of Assumptions
and Limiting Conditions.

77, The analyses contained in the report necessarily incorporate numerous estimates and

assumptions regarding property performance, general and local business and economic
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Assumptions and Límiting Conditions

conditions, the absence of material changes in the competitive environment and other
matters, Some estimates or assumptions, however, inevitably will not materialize, and
unanticipated events and circumstances may occur; therefore, actual results achieved during
the period covered by our analysis will vary from our estimates, and the variations may be
material.

18. The Americans with Disabilities Act (ADA) became effective January 26,7992. We have not
made a specific survey or analysis of the property to determine whether the physical aspects
of the improvements meet the ADA accessibility guidelines. We claim no expertise in ADA
issues, and render no opinion regarding compliance of the subject with ADA regulations.
lnasmuch as compliance matches each owner's financial ability with the cost to cure the non-
conforming physical characteristics of a property, a specific study. of both the owner's financial
abllity and the cost to cure any deficiencies would be needed for the Department of Justice to
determine compliance.

19. The appraisal report is prepared for the exclusive benefit of the Client, its subsidiaries and/or
affiliates. lt may not be used or relied upon by any other party. All parties who use or rely
upon any information in the report w¡thout our wr¡tten consent do so at their own risk.

20. No studies have been provided to us indicating the presence or absence of hazardous
materials on the subject property or in the improvements, and our valuation is predicated
upon the assumption that the subject property is free and clear of any environment hazards
including, without limitation, hazardous wastes, toxic substances and mold. No
representations or warranties are made regarding the environmental condition of the subject
property. lntegra Realty Resources - Caribbean, lntegra Realty Resources, lnc., lntegra
Strategic Ventures, lnc. and/or any of their respective officers, owners, managers, directors,
agents, subcontractors or employees (the "lntegra Parties"), shall not be responsible for any
such environmental conditions that do ex¡st or for any engineering or testing that might be
required to discover whether such conditions exist. Because we are not experts in the field of
environmental conditions, the appraisal report cannot be considered as an environmental
assessment of the su bject property.

2!. The persons signing the report may have reviewed available flood maps and may have noted
in the appraisal report whether the subject property is located in an identified Special Flood
Hazard Area. We are not qualified to detect such areas and therefore do not guarantee such
determinations. The presence of flood plain areas and/or wetlands may affect the value of the

76

existent or minimal.

22. lntegra Realty Resources - Caribbean is not a building or environmental inspector. lntegra
Caribbean does not guarantee that the subject property is free of defects or environmental
problems. Mold may be present in the subject property and a professional inspection is

recommended.

23. The appraisal report and value conclusions for an appraisal assume the satisfactory
completion of construction, repairs or alterations in a workmanlike manner.

24. lt ¡s express¡y acknowledged that in any action which may be brought against any of the
lntegra Parties, arising out of, relating to, or in any way pertaining to this engagement, the
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appra¡sal reports, and/or any other related work product, the lntegra Parties shall not be

responsible or liable for any incidental or consequential damages or losses, unless the
appraisal was fraudulent or prepared with ¡ntentional misconduct. lt is further acknowledged
that the collective liability of the lntegra Parties in any such action shall not exceed the fees
paid for the preparation of the appraisal report unless the appraisal was fraudulent or
prepared with intentional misconduct. Finally, it is acknowledged that the fees charged herein
are in reliance upon the foregoing limitations of liability,

25. lntegra Realty Resources - Caribbean, an independently owned and operated company, has

prepared the appraisal for the specific ¡ntended use stated elsewhere in the report. The use of
the appraisal report by anyone other than the Client is prohibited except as otherwise
provided. Accordingly, the appraisal report is addressed to and shall be solely for the Client's
use and benefit unless we provide our prior written consent. We expressly reserve the
unrestricted right to withhold our consent to your disclosure of the appraisal report or any
other work product related to the engagement (or any part thereof including, without
limitation, conclusions of value and our identity), to any third parties. Stated again for
clarification, unless our prior wr¡tten consent is obtained, no th¡rd party may rely on the
appraisal report (even if their reliance was foreseeable).

26. The conclusions of this report are est¡mates based on known current trends and reasonably

foreseeable future occurrences. These estimates are based partly on property information,
data obtained in public records, interviews, existing trends, buyer-seller decision criteria in the
current market, and research conducted by third parties, and such data are not always

/. ., completely reliable. The lntegra Parties are not responsible for these and other future
occurrences that could not have reasonably been foreseen on the effective date ofthis
assignment. Furthermore, it is inevitable that some assumptions will not materialize and that
unanticipated events may occur that will likely affect actual performance. While we are of the
opinion that our findings are reasonable based on current market conditions, we do not
represent that these est¡mates will actually be achieved, as they are subject to considerable
risk and uncertainty. Moreover, we assume competent and effective management and

marketing for the duration of the projected holding period of this property.

27. All prospective value opinions presented in this report are estimates and forecasts which are
prospective in nature and are subject to considerable risk and uncertainty. ln addition to the
contingencies noted in the preceding paragraph, several events may occur that could
substantially alter the outcome of our estimates such as, but not limited to changes in the

Assumptions and Limiting Conditions 77

lenders, fire and other physical destruction, changes in title or conveyances of easements and

deed restrictions, etc. lt is assumed that cond¡t¡ons reasonably foreseeable at the present

time are consistent or similar with the future.

28. The appraisal is also subject to the following:
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Assumptions and Limiting Conditions

Extraordinary Assumptions and Hypothetical Conditions

The value conclusions are subject to thefollowing extraordinary assumptions that may affect the assignment
results. An extraordinary assumpt¡on ls uncertain ínformation accepted as fact. lfthe assumption ls found to
be false as ofthe effective date ofthe appraisal, we reservethe r¡ghtto modify our value conclusions.

1. Wewerenotabletoinspecttheentireinter¡orofthesubjectnortherearexterioroftheimprovements.We
wereonlyabletoaccesstheinter¡orof theretailshoppingarea,butnotthewarehouseorofficeareas.We
haveassumedthattheinformation provided bytheclientregardingthequalityand condition of these

areas is accurate.

2. Thelandarea anddescriptionof thesiteis basedona surveyof thesubjectpropertywhichhas notyet
been recorded. The survey denotes the subject site as Plot 14XX, and this denotation would change when/if
the survey gets recorded in the Cadastral office for the territory.

The va I ue conclus ions a re ba sed on the following hypothetlca I conditions that ma y affect the a ss ignment

results. A hypothetical condition ls a condition contrary to known fact on the effective date ofthe appraisal
but is supposed for the purpose of analysis.

1. No hypothetlcal conditions were employed ln this analysis.
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,--'tì Mark J. Weathers

Experience
Analyst wlth lntegra Realty Resources - Caribbean, Mr. Weathers has been working in the real estate
industry since 2008 and began his appraisal career in March 2009, working for lntegra Realty

Resources - Charlotte after employment as a research assistant for Piedmont Properties, He moved

to the island of St. Thomas in January 2013 to work for the Caribbean offìce of lntegra RealÇ

Resources.

Mr. Weathers gained experience byvaluing a variety of real estate includlng office, retail, industrial,
multifamil¡ and mixed use properties. His education and expertise in appraising such a wide range of
propertles helped him achleve his General Certification license from North Carolina in 2012, where
he used thls license to specialize in a variety of resldential and commercial condemnation valuations

for local government bodies while still performing valuation services for private clients such as banks

and lndividual property owners.

Since recently mov¡ng to the Caribbean, Mr. Weathers has already utilized his knowledge of the
valuation process to appraise retail, office, industrial and residential prôperties in the U.S. Virgln

lslands, the British Virgln lslands, and The Bahamas.

Licenses
North Carolina, General Certification, A7674, Expires June 2015
Virgin lslands, General Certiflcation, L-2L738-IB, Expires December 2015

Education

B. S. Degree, Marketlng & Real Estate, University of South Carollna, Columbia, SC (2007)

Appraisal courses completed are as follows:

Baslc Appralsal Principles (R-1)

SC Chapter of the Appralsal lnstitute, Greenville, SC

Basic Appraisal Procedures (R-2)

SC Chapter of the Appralsal lnstltute, Greenville, SC

15-Hour USPAP Course

5C Chapter of the Appraisal lnstitute, Greenville, SC

General Appraiser Sales Comparison Approach
NC Chapter of the Appralsal lnstitute

General Appraiser Site Valuation and Cost Approach

lntegra Realty Resources
Caribbean

6501 Red Hook Plaza, Suite 201
St. Thomas, Vl 00802

T l340l7r4-732s
c (803) 917-8317
F (34s) 946-2001

rrf.com

General Appraiser lncome Approach
FL Chapter of the Appraisal lnstitute, Ft. Lauderdale, FL

TX Chapter of the Appraisal lnstitute, Dallas, TX

General Appraiser Report Writing and Case Studies

NC Chapter of the Appralsal lnstitute

Advanced Market Analysis and Highest and Best Use

Mingle lnst¡tute, Louisville, KY

Advanced lncome Capitalization
NC Chapter of the Appraisal lnstitute, Greensboro, NC

mweathers@irr.com - (340) 7L4-7325



\ Mr. James V. Andrews, MAl, CRE, FRICS, ASA, CVA

Experience

James Andrews ls the Managlng Dlrector of the Caribbean office of lntegra Realty Resources.
Mr. Andrews has been actively engaged in valuation and consulting since 1987; in the
Caribbean since 1997.

Based in the Cayman lslands, James worked with the firm Cardiff & Co. before co-founding
Andrews Key Ltd. in 2007 whlch became the IRR Caribbean office in 2012. He expanded the IRR

Caribbean presence to include branch offices ln the US Virgin lslands and the Bahamas in 2013.

Mr. Andrews has valued a variety of commercial property types, but concentrates on hotels and

resorts. He is also qualified ln business valuation and regularly performs valuation and
consultlng assignments regarding businesses and golng concern properties such as hotels,
marlnas, golf courses, quarry/mining operations, restaurants and hospitality related entities.
He has peÉormed a varlety of consulting assignments including regional market and feasibility
studies to support the decision making of resort developers, as well as litigation support.

Some of the countries in which James has experience lnclude the Cayman lslands, The
Bahamas, Turls and Caicos lslands, British Vlrgln lslands, U.S. Virgln lslands, Puerto Rico, the
Dominican Republic, Anguilla, St. Barth, St. Kitts and Nevis, Sint Maarten, Barbados, and St.

Vincent and The Grenadines.

Professional Activities & Affiliations
Appraisal lnstitute, Member (MAl) , October 1992

Counselor of Real Estate (CRE) , August 2014

American Society of Appraisers (ASA) , March 2014

Royal lnstitute of Chartered Surveyors, Member (MRICS) , April 2005 - September 2008

Royal lnstitute of Chartered Surveyors, Fellow (FRICS) , September 2008

Member: National Assoclation of Certlfled Valuators and Analysts, August 2014

Member: lnternatlonal Relations Commlttee (Appralsal lnstitute), January 2013

RICS Americas Valuation Standards Board, January 2012 - December 2014

IRR Certlfied Reviewer, December 2013

[icenses
North Carolina, State Certifìed General,42285, Expires June 2015

Virgin lslands, State Certlfied General, O-1419+LB, Explres December 2015

lntegra Realty Resources

Caribbean

Mail Box 751
CaVman Buslness Park Ste 45,
Grand Cayman, KY1-9006
Cayman lslands

6500 Red Hook Plaza, Suite 206
St. Thomas, Vl 00802
U.S. Virgin lslands

T 345.746-3Lt0
1844.952.7304

jandrews@ irr.com
www.irr.com/caribbea n

Bachelor of Business Administration, Belmont University, Nashville, TN (1985)
Appraisal lnstitute - Various Quallfylng, Advanced and CE Courses
American Society of Appralsers - Varlous Courses in Business Valuation
NACVA: CVA Certification Courses ln Business Valuation

jandrenn@irr.com - 345.946.2000 x2



lntegra RealV Resources, lnc.
Corporate Profile

lntegra Realty Resources, lnc. offers the most comprehensive propefi valuation and counseling coverage in

the United States with 61 independently owned and operated offices in 34 states and the Caribbean. lntegra

was created for the purpose of combining the intimate knowledge of well-established local firms with the
powerful resources and capabilities of a national company. lntegra offers integrated technology, national data

and information systems, as well as standardized valuation models and report formats for ease of client

review and analysis. lntegra's local offices have an average of 25 years of service in the local market, and

virtually all are headed by a Senior Managing Director who is an MAI member of the Appraisal lnstitute.

A listing of IRR's local offices and their Senior Managing Directors follows:

ATll¡NT{ GA - Shetry L. Wotktns, MAt, FRTCS MIAMI/PALM BEACH, FL- Anthony M. Grozlono, MAl, CRE, FRTCS

AttsTtN, Tx - Rondy A. wlillons, MAt, sR/wA, F&tcs MINNEAPOLIS, MN - Mlchoel F. Amundson, MAl, cclM, FRlcs

BALT//MORE, MD - G. Edword Keft, MAt, MRICS NAPLES, FL - Corlton J. Lloyd, MAI' FRICS

BTRMTNGHAM AL- Rusty Rlch, MAt, MRTCS NASHVILLE,TN - R. Poul Perutelll, MAI' SRA, FRICS

BO|SE, tD - Brodfotd T, lhtpe, MAt, ARL CC'M, CRE, FR'CS NEW JERSEY COASTAL - Holvor J. Egelond, MAI

BOSTON MA - Dovtd L. Cory, Jr., MA,, Mîtcs NEW JERSEY NORTHERN - Motthew S. Krouser, CRE, FRICS

CHARLESTON, SC - Clevelond "Bud" Wrlghí rL, MAt NEW YORK, NY - Roymond T, CUz' MAt' CRE, FRICS

1HARLOTTE, NC - Fttzhugh L. Stout, MAt, CRE, FRTCS âRANGE COUNN, CA - Lorry D. Webb, MAl, FRICS

CH\CAGO, tL - Ertc L. Enloe, MAt, FRTCS ORLANDO, FL - Chilstopher Sto*ey, MAI' MRTCS

C,NC,NNAT|, OH - cary S, Wttght, MAL FRICS, SRA PHIIADELPHIA, PA - loseph D. Posquorello, MAt, CRE, FRlcs

CLEVELAND, OH - Douglos P. Sloon, MA, PHOENIX, AZ - Woltet lres' Wnlus lll' MAI' FRICS

COLIJMB\+ SC - Mlchoel B. Dodds, MAt, CC\M PITTSBURGH, PA - Poul D. GrlÍflth, MAL CRE FRICS

COLUMBUS, OH - *ruce A. Daubner, MAL FRtlCS PORTLAND, OR - Brlan A" Glonvllle' MAL CRE, FRICS

DALLAS, TX - Motk R, Lsmb, MAt, CP\ FRTCS PROVIDENCE, Rt - Gerod H. McDonough, MAl, FRICS

DAY\ON, OH - Gory S. Wrlght, MAl, FRICS, SRA RALEIGH, NC' Chrls R. Moffls' MAl, FRICS

DENVER, CO - Btod A. Welmon, MAL FR/ICS RICHMOND, VA - Kenneth L, ÙÍown, MAI' CCIM' FRICS

DF1ROï, Mt-AnthonySønno, MAt,CRE, FRICS SACRAMENTO,CA-ScottBeebe, MA,, FRICS

FORT WORTH, TX - Gtegory B. Cook, SR/WA ST. LOU,S, MO - P. Ryon McDonold, MA,' FRICS

GREENSBORO, NC - Nancy Trttt, MAL SRy'" FRTCS SALT UKE CITY, UT - Dofttn W. Lddeil, MAl, CCIM, FRICS

GREENVTLLE, SC - Mtchoet B. Dodds, MAl, CC\M SAN DIEGO, Ø - Jeff A. Greenwold, MAI' SRA, FR,CS

HARTFORD, CT - Mork F. Bates, MAL CRE, FRTCS SAN FRANCTSCO, U - Jon Kteczewsk ' MAl, FRICS

HOUSTON, TX - Dovtd ß. Domtny, MAt, CRE, FRTCS SARASOTr'" FL - Cørlton J. Lloyd, MAI' FRICS

,NDIANAPOL|S, tN - Mtchoel C. Lody, MAL SRr'" CC,M, FRICS SAVANNAH, GA- t. Corl Schultz, tt., MAL FRICS, CRE, SRA

JACKSON, MS - J. woltet A,len, MAt, FRTCS SEATTLE, wA - Allen N. SoÍer, MAL MRICS

JACKSONVILLE, FL - Robert Crcnshow, MAt, FRICS SYRACUSE, NY - Wlllom J. Klmboll' MAl, FRICS

KANSAS CITY, MO/t6 - Kenneth Joggers, MAt, FRICS TAMP+ FL - Btodford L. Johnson, MAL MRlcs

LASVEGAS, NV- ChoilesE.locktv, MAt TULS\ OK-Owen S. Ard' MAI

LOS ANGELES, CA - John G. Ellts, MAL CRE FRICS WASH,NGTON, DC - Potilck C, Ketr, MAl, SR4 FRICS

LOS ANGELES, ø - Motthew l. Swonson, MAt WILM\NGTON, DE - Douglos L. Nlckel' MAI' FR,CS

MEMPHIS, TN - t. Woltet Allen, MAl, FRlcs

Corporate Office
Eleven Tmes Square, 640 Eighth Avenue, 15th Floor, Suite A New York, New York 10036

Tel ep hon e : l2l2l 255-7 858; Fax : (646 ) 424-1869 ; E-m ai I i nf o@ i rr. com

Website: www.irr.com
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Land Sale Profile

Location & Property ldentification

Property Name:

Address:

c¡ty/state/zip:

County:

Market Orientation:

IRR Event lD:

358 & 35C Estate La Grande
Princess

358 & 35C Estate La Grande
Princess

Company Quarter, Vl 00823

St. Croix

Coastal-Waterfront

6292L7

Sale lnformat¡on

Sale Price:

Eff. R.E. Sale Price:

Sale Date:
Sale Status:

S/Acre(Gross):

S/Land SF(Gross):

S/Acre(Usable):

$/Land SF(Usable):

Case Study Type:

Grantor/Seller:

Grantee/Buyer:

Property Rights:

s35o,ooo

s350,000
02/osl2ot2
Closed

Si.i.7,450

5z.to
s117,450

Sz.to
None

David Dawod
051469 Real Estate Holdings,
LLC

Fee Simple

Sale No. 1

Exposure Time:

Financing:

Document Type:

Recording No.:

Verified By:

Verification Date:

Verification Source:

Verification Type:

Legal/Tax/Parcel lD:

Acres(Usable/Gross):

Land-SF(Usable/G ross):
Usable/Gross Ratio:

Shape:

Topography:

Corner Lot:

Frontage Feet:

Frontage Desc.:

Zoning Code:

Source of Land lnfo.:

Comments

553 (months)

Cash to seller

Deed

2012000492

Mark J. Weathers

3/13/13
Esther Joseph - Calabash
Realtors

Confirmed-Seller Broker

lmprovement and Site Data

358 & 35C Estate La Grande Princess

2-02607-0103-00

2.9812.98

t29,809/L29,8O9
1.00

Rectangular

Gently Sloping

No

200

Northshore Rd.

R-3

Public Records

Although the property is zoned residential, buyer plans to
attmept to re-zone and develop with a commercial use
according to the selling broker.



Land Sale Profile

location & Property ldentification

Property Name:

Sub-Property Type:

Address:

city/state/zip:

County:

Market Orientation:

IRR Event lD:

L8, 19,21., and 23 Golden
Rock

Specialty, Other

t8,L9,2I, and 23 Golden Rock

Company Quarter, Vl 00820

St. Croix

Suburban

707235

Sale lnformat¡on

Sale Price:

Eff. R.E. Sale Price:

Sale Date:
Contract Date:

Sale Status:

S/Acre(Gross):

S/Land SF(Gross):

S/Acre(Usable):

S/Land SF(Usable):

Grantor/Seller:

Grantee/Buyer:

S5o5,ooo

s5o5,ooo
07/14/2077
osl07/2070
Closed

5t4't,4s7
S3.2s

5t41,457

S¡.zs
Staci D. Giske, idividually and
as trustee

The Supreme Court ofthe
Virgin lslands

Sale No. 2

% of lnterest Conveyed:

Financing:

Document Type:

Recording No.:

Verified By:

Verification Date:

Verification Source:

Verification Type:

Acres(Usable/Gross):

Land-SF(Usable/G ross):
Usable/Gross Ratio:

Shape:

Topography:

Corner Lot:

Frontage Feet:

Frontage Desc.:

Zoning Code:

Zoning Desc.:

Date:

Source of Land lnfo.:

Comments

lmprovement and Site Data

100.00

Cash to seller

Deed

2011002575

Jason Crump

2/L2lt4
Kelli Barton, listing broker
Confirmed-Seller Broker

Legal/Tax/Parcel lD: 2-027 j.5-0109-OO

t8,L9,2L, and 23 Golden Rock

3.s7/3.s7

155,509/155,509

1,.00

lrregular

Gently Sloping

No

210

Northside Road

83 and C

Commercial

0L/ouLsoo
Broker

According to the listing agent, the sales price represented



Land Sale Profile

location & Property ldentification

Property Name:

Sub-Property Type:

Address:

city/state/zip:

County:

Market Orientation:

Property Location:

IRR Event lD:

5 Estate Pearl

Specialty, Coastal/lsla nd

5 Estate Pearl

Queen Quarter, V|00820

St. Croix

Suburban

Southside Road

535294

Sale lnformat¡on

Sale Price:

Eff. R.E. Sale Price:

Sale Date:
Sale Status:

S/Acre(Gross):

$/Land SF(Gross):

S/Acre(Usable):

S/Land SF(Usable):

Case Study Type:

Grantor/Seller:

Grantee/Buyer:

Property Rights:

% of lnterest Conveyed:

Financing:

S47o,ooo

S47o,ooo

!L/L7lzOLO
Closed

S66,952

s1.s4
S66,952

S1.s4

None

Richard and Maria Herbert
Rambally's Funeral Parlor, LLC

Fee Simple

100.00

Cash to seller

Sale No. 3

Recording No.:

Verification Type:

Zoning Desc.: Commercial
Flood Plain: No

Utilitles: Electricity, Water Public,
Sewer, Telephone, CableTV

Source of Land lnfo.: public Records

Comments

lmprovement and Site Data

Le$al/Tax/Parcel lD:

Acres(Usable/Gross):

La nd-SF(Usa ble/G ross):
Usable/Gross Ratio:

Shape:

Topography:

Zoning Code:

5 Estate Pearl

South central area of island, above average exposure

z0tooo4447
Confirmed'Seller Broker

2-08500-0106-00

7.02/7.02

305,79t/3O5,791
1.00

lrregular

Level

c



Land Sale Profile

Location & Property ldentification

Property Name:

Sub-Property Type:

Address:

city/state/z¡p:

County:

Market Orientation:

IRR Event lD:

2A & 2B Estate Hogensberg

Commercial, lndustrial

2A & 28 Hogensberg

Prince Quarter, Vl 00820

St. Croix

Suburban

535060

Sale lnformation

Sale Price:

Eff. R.E. Sale Price:

Sale Date:
Sale Status:

S/Acre(Gross):

S/Land SF(Gross):

S/Acre(Usable):

S/Land SF(Usable):

Case Study Type:

Grantor/Seller:

Grantee/Buyer:

Property Rights:

% of lnterest Conveyed:

Financing:

Document Type:

S28o,ooo

s280,000

031L6/2OrO

Closed

Si.48,936

53.42

s148,936

S¡.¿z
None

Louis Armstrong

llford Phillip

Fee Simple

100.00

Cash to seller

Deed

\ 1\\\\1\\\\ r.\
1\
\l\

\\
't'i\

r\\\
\

t.

Sale No. 4

Kecororng r\o.:

Verification Type:

Zoning Desc.: Light lndustrial/Business
Flood Plain: No

Utilities: Electricity, Water Public,
Telephone, CableTV

Source of Land lnfo.: public Records

Comments

lmprovement and Site Data

Legal/Tax/Parcel lD:

Acres(Usable/Gross):

Land-SF( Usable/Gross) :

Usable/Gross Ratio:

Shape:

Topography:

Zoning Code:

20LOOO2774

Confirmed-Other

ln middle of the island, across from K-Mart. l-2 allows many
light industrial and business uses.

2A & 28 Estate Hogensberg

4-07800-0163-00,
4-07800-0129-00 (Pa rt)

1.88/1.88

8L,892/8r,892
1.00

Rectangular

Level

t-2
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Retail Lease Profile

Location & Property ldentification

Property Name:

Sub-Property Type:

Address:

City/State/Zip:

County:

Market Orientation:

IRR Event lD:

Morrisville Market

Freestanding, G rocery Store

3560 Davis Dr.

Morrisville, NC 27560

Wake

Suburban

599500

Lease lnformation
Lessor:

Lessee:

lnit Year Contract Rate:

Effective Lease Rate:

Lease Commencement:

Lease Expiration:

Term of Lease:

Lease Type:

Space Type:

Escalations:

Verified with:
Tra nsaction Relia bility:

Leased Area:

Full Building Lease:

ü,.d

Morrisville Market, LLC

Wal Mart

s11.oo /s/sF/YR
s11.oo lslstlYR
06/orl2oL3

os/3t/2028
180 months
Local

Retail:Anchor

None

Charles Kane

Confirmed
45,868

No

Lease No. 1

Lease Reimburse. Type: Triple Net

lmprovement and Site Data

Usable/Gross Ratio:

Year Built:
Exterior Walls:

Air-Conditioning Type:

Shape:

Topography:

Corner Lot:

Frontage Feet:

Frontage Desc.:

Bldg. to Land Ratio FAR:

Zoning Code:

Flood Plain:

Utilities:

Utilíties Desc.:

lmprove. lnfo. Source:
Source of Land lnfo.:

MSA:

Legal/Tax/Parcel lD:

GBA-SF:

GLA-SF:

Acres(Usable/Gross):

La nd-SF(Usa ble/G ross):

Morrisville Market

1.00

2005

Brick

Central

lrregular
Gently Sloping

Yes

tt76
Davis Drive

o.L2

GB

Yes
Electricity, Water Public,
Sewer, Gas, Telephone

All Available

Public Records

Public Records

Raleigh-Cary, NC Metropolitan
Statistical Area

0745-52-7674
77,516
77,5!6
13.93/13.93

606,79r/606,79L

Tenant pays Sf/Sf CAM, along with pro-rated taxes and
insurance. No tenant improvement allowance, space leased as
is. Former Ace Hardware and shell space.



Retail Lease Profile

Location & Property ldentification

Property Name:

Sub-Property Type:

Address:

c¡ty/state/zip:

County:

Market Orientation:

Property Location:

IRR Event lD:

Winn Dixie

Freesta nding, Grocery Store

8L5 Pelham Rd. S.

Jacksonville, AL 36265

Calhoun

Suburban

NWC Pelham Rd. S. and
Greenleaf St. SW

658778

Lease lnformation
Lessor:

Lessee:

lnit Year Contract Rate:

Effective Lease Rate:

Lease Commencement:

Term of Lease:

Lease Type:

Space Type:

Verified with:
Tra nsaction Relia bility:

Leased Area:

JKA Enterprises

Winn Dixie

s6.30 /s/sF/YR

s6.30 /s/sF/YR
oslotl2oL3
60 months

Local

Retail:ln-Line Large

Robert J a mes 212-97 2-7 457

Confirmed
42,049

Lease No. 2

lease Expense lnformation
Lease Reimburse. Type:

lmprovement and Site Data

Legal/Tax/Parcel lD:

GBA-SF:

GLA-SF:

Acres(Usable/Gross):
La nd-SF(Usable/Gross):
Usable/Gross Ratio:

Year Built:

M&S Class:

Construction Quality:
lmprovements Cond.:

Winn Dixie

Exterior Walls:

No. of Buildings/Stories:

Total Parking Spaces:

Park. Ratio 1000 SF GLA:

No. Surface Spaces:

Park. Ratio L000 SF GBA:

Shape:

Topography:

Corner Lot:

Frontage Feet:

Frontage Type:

Traffic Control at Entry:
Traffic Flow:

Visibility Rating:

Bldg. to Land Ratio FAR:

lmprove. lnfo. Source:
Source of Land lnfo.:

Triole Net

12-06- L4-4-O01 -068. 005
56,132
56,I32
3.5213.s2

153,331/153,331
1.00

L994
c
Good

Good

Block

tlt
230

4.LO

230
4.1.0

lrregular
Level

No

185

2way,2lanes each way
None

Moderate
Average

0.37

Public Records

Public Records

Comments

Freestanding Winn Dixie Marketplace grocery store.

5-year lease extension of Winn-Dixie to May 2018. Property on
market as of June 2013 for 53,312,500, or at 8.0%
capitalization rate.



Retail Lease Profile

Location & Property ldentification

Property Name:

Sub-Property Type:

Address:

city/state/zip:

County:

Market Orientation:

IRR Event lD:

Winn Dixie - Ponchartrain Dr.

Freestanding, G rocery Store

3030 Pontchartrain Drive

Slidell, LA 70458

Saint Tammany

Suburban

635900

Lease Information
Lessee: Winn Dixie

lnit Year Contract Rate: 59.97 /S/SF/yR
Effective Lease Rate: 59.97 /S/SF/YR
Lease Commencement: OL/07/2073
Term of Lease: 117 months
Space Type: Retail

Verified with: Lease
Transaction Relíability: IRR Confirmed
Leased Area: 44,780

Base Tenant lmprov.: SS.SS

Lease Expense lnformation

Lease No. 3

Lease Reimburse. Type: Absolute Net

lmprovement and Site Data

M5A:

M&S Class:

Construction Quality:
lmprovements Cond.:

Exterior Walls:

No. of Buildings/Stories:
Total Parking Spaces:

Park. Ratio 1.000 SF GLA:

No. Surface Spaces:

Park. Ratio 1000 SF GBA:

Bldg. to Land Ratio FAR:

Source of Land lnfo.:

Comments

GBA-SF:

GLA-SF:

Acres(Usable/Gross):
La nd-SF(Usable/Gross) :

Usable/Gross Ratio:

Year Built:
Most Recent Renovation:

New Orleans-Metairie-Kenner,
LA Metropolitan Statistical
Area

44,780

M,780
6.4716.47

281,833/281,833
1.00

1996

20L7

c
Average
Good

Stucco

tlL
280

6.25

280

6.25

0.16

Public Records

Winn Dixie - Ponchartra¡n Dr.

Extension of original 20-year lease with Winn Dixie, originally
1995 - 2015. lncludes 5, five-year renewal options. Flat rent,
tenant to pay 1% of retail sales in excess of base rent. Landlord
contributes 55.58/SF Tl.



Retail Lease Profile

Location & Property ldentification

Property Name:

Sub-Property Type:

Address:

city/state/zip;

County:

Market Orientation:

IRR Event lD:

Walmart Neighborhood
Market

Freestanding, Grocery Store

2750 NC Highway 55

Cary, NC 27519

Wake

Suburban

504634

Lease lnformation
Lessor:

Lessee:

lnit Year Contract Rate:

Effective Lease Rate:

Lease Commencement:

Lease Expiration:

Term of Lease:

Space Type:

Escalations:

Transaction Reliability:

Leased Area:

Renewal Options:

Desc. of Options:

The Crown Companies, LLC

Wal-Mart Stores, lnc.

ss.so /s/sF/YR
ss.so /s/sF/YR

os/20/2072

os/79/2027

180 months
Retail

None

IRR Confirmed
54,500

Yes

(6) 5-year options

Lease No. 4

Lease Reimburse. Type:

Landlord Pays:

Tenant Pays:

GBA-SF:

GLA-SF:

Acres(Usable/Gross):

Land-SF(Usa ble/Gross):
Usable/Gross Ratio:
Year Built:

Most Recent Renovation :

M&S Class:

Construction Quality:
lmprovements Cond.:

Exterior Walls:

Construction Desc.:

No. of Buildings/Stories:

Ceiling Height Minimum:

Ceiling Height Maximum:
Total Parking Spaces:

-ili,l¿,'l

': !;'1'
i', i1'.r3

lmprovement and Site Data

MSA:

Legal/Tax/Parcel lD:

Triple Net

Structural Repairs

RE Taxes, Property lnsurance,
Management Fees, CAM

58,000

s4s00
8.L8/8.18

356,236/356,236
1.00

2005

2012
c
Good

Good

Brick
Steel frame with mansonry
(partial brick) exterior walls.

tlL
24.OO

24.OO

281

Walmart Neighborhood Market

Raleigh-Cary, NC Metropolitan
Statistícal Area

0734-80-5956

No. Surface Spaces:

Park. Ratio 1000 SF GBA:

No. Of Elevators:
Fire Sprinkler Type:

Roof Comments:

Shape:

Topography:

Corner Lot:

287
4.84

None

Yes

Roof-fiberglass shingles, meta I

decking with rigid
insulation, single-ply roof
membrane, gravel ballast.
HVAC adequate.

lrregular
Level

No



Retail Lease Profile

lmprovement and Site Data (Cont'd)
Frontage Feet: 476
Frontage Desc,: 395' NC Highway 55, 8L' High

House Road

Traffic Count: 44,000 VpD (2007)
Bldg. to Land Ratio FAR: 0.16
Zoning Code: pDD Major
Zoning Desc.: Planned Development District

Encu m bra nce/Easements:
Environmental lssues:

Flood Plain:

Utilities:

Utilities Desc.:

lmprove. lnfo. Source:
Source of Land lnfo.:

Comments

No

No

No
Electricity, Water Public,
Sewer, Gas

All public and available.

Other
Other

Former Kroger store that is being leased to Wal-Mart for 15
years with (6) 5-year options. Rent increasinC S0.sO/sflyr with
each option period, No Tl allowance was given. Space leased
"as is".

Lease No. 4

Walmart Neighborhood Market
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