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Mark Lande

IGY-AYH 5T. THOMAS HOLDINGS, LLC
/17 Fifth Avenue, 18" Floor

Mew York, MY 10022

AND

Cassandra P. Webster-Hodge

Assistant Vice President

BANCO POPULAR VIRGIN ISLANDS
5t. Thomas, VI 00801

RE: Appraisal of American Yacht Harbor & Maring
6100 Red Hook Quarters #2
5t. Thomas, County, USVI
CBRE File No 07-3960R-0510

Dear Ms. Webster-Hadge:

Al your request and autharization, CBRE has prepared an appraisal of the market value of the
referenced properly and presented our analysis in the following Self Contained Appraisal Report.

The subject is an existing mixed use retail/office/marina properly that was developed as it is now in
1992 and situated adjocent to a 2.12-acre upland site and 3.20-acre submerged land in Red Hook,
5t. Thomas, USVI. The majority of the property is submerged land owned by the 5t Thomas Coastal
Zone Management Coammission and assigned to the current awners of the marina. The submerged
land area is located along the southeastern boundary of the upland site.  Currently the property is
operated as a mixed use properly including retail and office on the landside site and a marina facility,
with 130 dock slips, fuel docks, in-dock fueling and dock master's office. Of the 130 slips, 25 slips
known as P Dock are leased to the owner’s of American Yacht Harbor via o management agreement.
The subject is more fully describad, legally and physically within the enclased report.

Data, information, and calculations leading to the value conclusion are incorporated in the report
following this letter. The report, in its entirety, including all assumptions and limiting conditions, is an

integral part of, and inseparable from, this letter.

Based on the analysis contained in the following repor, the market value of the subject is concluded
as follows:
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Page 2
MARKET VALUE CONCLUSION
Appraisal Premise Interest Appraised Date of Value Exposure Time Value Conclusion
As s Leased Fee/Leasehold Interest June 19, 2007 & Months £21,000,000

Compiled by CBRE

The following appraisal sets forth the most perinent data gathered, the techniques employed, and the
reasoning leading to the opinion of value. The analyses, opinions and conclusions were developed
based on, and this report has been prepared in conformance with, our interpretation of the guidelines
and recommendations set forth in the Uniform Standards of Professional Appraisal Practice (USPAP),
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal Practice

of the Appraisal Institute, the Financial Institutions Reform, Recovery, and Enforcement Act of 1989
[FIRREA], Title Xl Regulations.

The report is for the sole use of the client; however, client may provide only complete, final copies of
the appraisal report in its enfirety (but not component parts) to third parties who shall review such
reports in connection with loan underwriting or securitization efforts. Appraiser is not required to
explain or testify as to appraisal results other than to respond to the client for routine and customary
guestions. Please note that aur consent to allow an appraisal report prepared by CBRE or porlions of
such repon, to become part of or be referenced in any public offering, the granting of such consent
will be at our sole discretion and, if given, will be on condition that we will be provided with an
Indemnification Agreement and/or Non-Reliance letter, in a form and content satisfactary to us, by a
party satisfactary to us. We do consent to your submission of the reports to rating agencies, loan
participants ar your auditars in its enfirety (bul not component parts) without the need to provide us
with an Indemnification Agreement and/ar Man-Reliance letter.

It has been a pleasure to assist you in this assignment. If you have any questions concerning the
analysis, or it CBRE can be of further service, please contact us.

Respectiully submitted,

CBRE - VALUATION & ADVISORY SERVICES

Buddy R. Urban, MAI James E. Agner, MAI
Vice President Managing Director
Florida 5t. Cerd. Gen. REARZ2815 Flarida 5t. Cart. Gen. REA RZ382

Fhone: Phone:
Fex: Fe:
Email: Email:

CBRE

CB RICHARD ELLIS
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EFTAO0787770



AMERICAN YACHT HARBOR & MARINA CERTIFICATION OF THE APPRAISAL

CERTIFICATION OF THE APPRAISAL

We certify to the best of our knowledge and belief:

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

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

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

4. Our engagement in this assignment was not contingent upon developing or reporting
predetermined results.

5. Our compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

&. This appraisal assignment was not based upon a requested minimum valuation, a specific
valuation, or the approval of a loan.

/. Our analyses, opinions, and conclusions were developed, and this report has been prepared, in
confarmity with the Uniform Standards of Professional Appraisal, as well as the requirements of
the State of Florida.

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

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

10. As of the date of the report, Buddy R. Urban, MAl and James E. Agner, MAl have completed the
requiremenis of the continuing education program of the Appraisal Institute.

11.Buddy R. Urban, MAl has and James E. Agner, MAl has not made a personal inspection of the
property that is the subject of this report.

12. Donna Urban provided significant real property appraisal assistance to the persons signing this
report.

13. Valuation & Advisory Services operates as an independent econamic entity within CBRE. Although
employees of other CBRE divisions may be contacted as a part of our routine market research
investigations, absolute client confidentiality and privacy are maintained at all times with regard to
this assignment without conflict of interest.

Buddy R. Urban, MAI James E. Agner, MAI
Flarida 5t. Cert. Gen. REA RZ2815 Florida 5t. Cert. Gean. REA RZ382

CBRE

CB RICHARD ELLIS
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SUBJECT PHOTOGRAPHS
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SUMMARY OF SALIENT FACTS

SUMMARY OF SALIENT FACTS

Property Name
Location

Assessor's Parcel Number

Property Type
Highest and Best Use

As Though Vacant
As Improved
Property Rights Appraised
Land Area (Landside)
Submerged Land Area
Improvements
Number of Buildings - Retail /Office
Mumber of Dock Slips
MNet Rantable Area - Retail /Office

Site Amenities

Year Built
Conditian
Estimated Exposure Time
Financial Indicaters
Stabilized Occupancy
Stabilized Average Wet Slip Rate/Foot
Income Growth Rate
Expense Growth Rate
Going-ln Capitalization Rate
Terminal Capitalization Rate

Dizcount Rate

American Yacht Harbor & Marina

4100 Red Hook Quarters #2, 5t. Thomas, USYI

1-07702-0134-00
1-07702-0133-00
1-07702-0135-00
Retail /Office/Marina

Retail/Office/Marina

Retail /Office/Marina

Fee Simple

2.12 AC 92,347 5F
3.20 AC 139,392 5F

3
130
47,344 SF

Fuel Dock, In-dack Fueling, Dock Master's Office,
Retail & Restuarants

1992
Average

2 Months

80.0%
£27.00
3.0%
3.0%
2.00%
¢.50%
11.50%

© 2007 CB Richard Ellis, Inc.
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AMERICAN YACHT HARBOR & MARINA SUMMARY OF SALIENT FACTS

Stabilized Operating Data Total Per Slip
Total Revenue $6,626,402 550,972
O perating Expenszes 54,730,646 536,390
Expense Ratio 71.39%

Met Operating Income %1,895,756 514,583

VALUATION
Sales Comparison Approach $21,200,000 5143,077
Inceme Capitalization Approach $21,000,000 $1561,538

CONCLUDED MARKET VALUE

Appraisal Premise Interest Appraised Date of Value Value

Asls Leased Fea/Leasehald Interest lune 19, 2007 £21,000,000

Coampiled by CBRE

SPECIAL ASSUMPTIONS

The portion of the value attributed to the marina is based on an approved permit from the Coastal
Zone Management Commission. Operation of the marina would not be possible if the permit were
nat in place or available to the maring operatar.  As such, our value is assumes the permit will
continue to be renewed and the existing operations not be interrupted or halted.

The subject property is currently granted an exemption from real estate taxes through December 31,
2011, The exemplion was granted via the Economic Development Commission in an effort to
promote development and/or redevelopment in the Red Hook area. Qur vaolue assumes the
exemption will be extended after the current exemption expires and that the subject will remain 100%
real estate tax free.

© 2007 CB Richard Ellis, Inc.
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AMERICAN YACHT HARBOR & MARINA INTRODUCTION

INTRODUCTION

PROPERTY IDENTIFICATION

The subject property consists of a fully developed marina currently operating as American Yacht
Harbor & Marina, as well as 47,344 square feet of retail and office space situated on the landside
portion of the site. The subject’s street address is 6100 Red Hook Quarters #2, in 5t. Thamas, USVI.

OWNERSHIP AND PROPERTY HISTORY

Title to the upland portion of the property is currently vested in the name of IGY-AYH 5t. Thomas
Holdings, LLC, who acquired title to the properly in January 2007, as recorded in the 5t. Thomas/5t.
Johns Deed Records. The submerged land is currently under the ownership of the Coastal Zore
Management Commission and leased to 1GY-AYH 5t. Thomas Heldings, LLC through September 14,
2010 via an assignment under a Coastal Zone Management Permit (CZM). The current lease began
on September, 2000 with a ten year term. Renewal of the CTZM permits is not prohibitive and will
likely be granted upon expiration of the current permit. The total consideration for the January 2007
transaction was $25,500,000. The subject was part of a larger purchase of four marinas properties
in the Caribbean. The seller was Sun Resorts, which owned the subject outright and various interests
in the other three marinas. The sale price is slightly higher than our value estimate, which could be
the result of allocated costs of the portlolio sale. Other than that noted herein, there has been no
other awnership transfer ol the property during the previous three years. As of the dale of value, the

subject is not being marketed for sale.

RELEVANT DATES

The following table illustrates the various dates associated with the valuation of the subject property:

RELEVANT DATES

Date of Report: June 30, 2007
Date of Inspection: June 19, 2007
Date of Yalue

As s June 19, 2007

Compiled by CBRE

PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the market value of the leasehold interest in the subject
property. The current economic definition agreed upon by agencies that regulate federal financial

institutions in the U5, (and used herein) is as follows:

© 2007 CB Richard Ellis, Inc.
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AMERICAN YACHT HARBOR & MARINA INTRODUCTION

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

1. buyer and seller are typically mativated;

2. both parties are well informed or well advised, and acting in what they consider their own best
interests;

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

4. payment is made in terms of cash in US. dellars ar in terms of financial arrangements
camparable thereto; and

5. 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. '

PREMISE OF THE APPRAISAL

The premise of this appraisal valuation is “as 5" and leased lee/leasehold interest on the date of

value.

TERMS AND DEFINITIONS

The Glossary of Terms in the Addenda provides definitions for terms that are, and may be used in this
appraisal.

INTENDED USE AND USER OF REPORT

This appraisal is to be used for internal decision making by the client, Banco Popular Virgin lslands.

PROPERTY RIGHTS APPRAISED

The interest appraised represents the leased fee/leasehold estate.

SCOPE OF WORK

The scope of the assignment relates to the extent and manner in which research is conducted, data is
gathered and analysis is applied, all based uvpan the following problem-identilying factors stated

elsewhere in this report:

Client

Intended use
Intendad user
Type of opinion

1 Office of Camptraller of the Curreney ({OCC), 12 CFR Part 34, Subpart C - Appraisals, 34 42 [g); Office of Thrilt
Suparvigion (OT5), 12 CFR 564.2 [g); Appraisal Institute, The Dictionary of Real Estale Appraisal, 4" ed. [Chicago: Appraisal
Institute, 2002), 177-178. This is also compatible with the ETC, FDIC, FRS and MCUA definitions of market value as wall as
the example referenced in the Uniform Standords of Professional Appraisal Proctice (USPAP).

© 2007 CB Richard Ellis, Inc.
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AMERICAN YACHT HARBOR & MARINA INTRODUCTION

o Efiective date of opinion

s Relevant characteristics about the subject

e Assignment conditions
This appraisal of the subject has been presented in the form of a Self-Contained Appraisal Report,
which is intended to comply with the reporting requirements set forth under Standards Rule 2-2(a) of
USPAFP.  That is, this report incorporates, to the fullest extent possible, practical explanation of the
data, reasoning and analysis that were used te develop the apinion of value. This repart alsa includes
thorough descriptions of the subject and the market for the property type. CBRE completed the

following steps for this assignment:

Extent to Which the Property is Identified

CBRE collected the relevant information about the subject from the owner [or representatives), public
records and through an inspection of the subject. The properly was legally identified through its
postal addrass, assessor's records and legal description. Economic characteristics of the subject were
identified via an analysis of a recent rent roll for both the marina and retail/office space and histarical

operating statements.

Extent to Which the Property is Inspected

CBRE inspected both the interior and exterior of the subject, as well as its surrounding environs on the

effective date of appraisal.

Type and Extent of the Data Researched

CBRE reviewed the micro and/or macro market environments with respect to physical and economic
factors relevant 1o the valuation process. This process included interviews with regional and/or lacal
market participants, available published data, and other various resources. CBRE also conducted
regional and/or local research with respect to applicable tax data, zoning requirements, flood zone

status, demographics, income and expense data, and comparable listing, sale and rental information.

Type and Extent of Analysis Applied

CBRE analyzed the data gathered through the use of appropriate and accepted appraisal
methodalagy te arrive al o probable value indication via each applicable approach te value.
Approaches to value used include the Sales Comparison Approach and the Income Approach. The
steps required to complete each approach are discussed in the methodology section. CBRE then
correlated and reconciled the results inte a reosonable and defensible value conclusion, as defined
herein. A reasonable exposure time and marketing time associated with the value estimate presented

has alse been concluded.

© 2007 CB Richard Ellis, Inc.
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AMERICAN YACHT HARBOR & MARINA INTRODUCTION

SPECIAL APPRAISAL INSTRUCTIONS

There have been no special appraisal instructions for this assignment.

EXPOSURE/MARKETING TIME

Current appraisal guidelines require an estimate of a reasonable time period in which the subject
praperty could be braught to market and seld. This reasenahle time frame can either be examined
histarically or prospectively. In a historic analysis, this is referred to as exposure time. Exposure time
always precedes the date of value, with the underlying premise being the time a property would have
been on the market prior to the date of value, such that it would sell af its appraised value as of the
date of value. On a prospective basis, the term markeling time is most often used.  The
exposure/marketing time is a function of price, time, and use. It is not an isolated estimate of time

alone. It is different for various types of real estate and under various market conditions.

A discussion of an appropriate exposure/marketing time estimate for the subject property is presented
in the follawing sections.

In consideration of these factars, we have analyzed the following:

s exposure periods for comparable sales used in this appraisal;
e marketing time infarmation from the CBRE National Investar Survey; and
o the opinions of market participants.

The following table presents the information derived from these sources.

EXPOSURE TIME INFORMATION
Exposure Time (Months)

Data Source Range Average
Strip Centers
Class A 30 - 120 6.6
Class B 6.0 - 12.0 7.8
Class C 6.0 - 12.0 9.0
Local Market Professionals 30 - 9.0 6.0
CBRE Estimate 9 Months

Source: CBRE Mafional Investor Survey

The CBRE National Investor Survey does not have a classification for marinas; therefore we have
chosen the asset class most similar to the ownership position in the subject site.  In addition to the
survey data, we have also reviewed the assumptions and conclusions reached in the Valuation section
of this repart, particularly the income estimates and rates of return. Based on these analyses, we have
concluded an exposure/marketing time of 9 months or less would be considered reasonable for the
subject property.

© 2007 CB Richard Ellis, Inc.
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AMERICAN YACHT HARBOR & MARINA INTRODUCTION

This exposure/marketing time reflects current economic conditions, current real estate investment
market conditions, the terms and availability of financing for real estate acquisitions, and property and
market-specific factors. It assumes that the subject property is (or has been) actively and professionally
marketed. The marketing/exposure time would apply to all valuation premises included in this report.

© 2007 CB Richard Ellis, Inc.
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AREA ANALYSIS

LOCATION
THE U.5. US VIRGIN ISLANDS

General Data - U.S. US Virgin Islands

The U.S. US Virgin Islands, formed by the islands of Saint Croix, Saint John and Saint Thomas and
several islets, were acquired by the United States from Denmark in 1917 for military purposes. This
group of 3 islands and about 50 islets, most of which are uninhabited, lie in the Lesser Antilles chain
of the West Indies, east of Puerto Rico and between the Caribbean Sea and the Atlantic Ocean
approximately 1,000 miles southeast of Miami. The three islands total an area of 133 square miles.

The islands were first administered by the U.S. Nawy, and in 1931 came under the administration of
the U.5. Department of the Interior. Currently, local government organization is derived from the U.5.
Congress under the revised Organic Act of 1954, which declared the islands to be an unincorporated
territory of the United States. Some decision-making power still rests with the U.S. Congress and
Federal agencies.

& 2007 CB Richard Ellis, Inc.
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AMERICAN YACHT HARBOR & MARINA AREA ANALYSIS

The temperature in the US Virgin lslands ranges from 70-90 degrees year-round, with relatively low

humidity. Prolonged periads of rain are rare, but the islands are subject to occasional hurricanes.

The LS Virgin Islands have no rivers, streams or lakes. The islands are of volcanic erigin and have
mainly a hilly topography

Population

The population of the US Virgin Islands had increased 7% from 1990 to 2000, the most current data
available, fram 101,809 habitants in year 1990 to 108,412 habitants in year 2000. The sharp rise in

population from 1990 to 2000 was followed by a similar increase in the number of housing units.

The principal industries of the US Virgin Islands are tourism and manufacturing. Between 1970 and
1990, tourist expenditures increased more than 30% and now are estimated to be 3500 million

annually.

The government of the US Virgin lslands conducts a tax incentive program to encourage foreign
capital investments and the establishment of new industries. Special tax incentives on worldwide
exports have enticed over 2,500 foreign sales corporations to be established. This has helped spur a
related growth in financial service industries taking advantage of the US Virgin lslands good

infrastructure, modern communications, excellent transportation links and U.S. currency and postage

Government

Under legislation passed in 1948, the US Virgin Islands have had o democratically elected farm of
government since 1970, Prior to 1970, the Governor of the US Virgin Islands was appointed to by the
president of the United States and reported to the Secretary of the Interior under the territory’s 1954
revised Organic Act.

Internal affairs are under the jurisdiction of an elected Governar, who together with the Lieutenant
Governor is elected for a four-year term. A 15-member unicameral Legislature is elected for a two-
year term. The legislative consists of seven senators from 5t. Croix, seven from 5. Thomas, and one

senator-at-large who must reside in 51 lohn.

The Member of Congrass from the US Virgin Islands possesses the same powers and privileges as

Representatives from the States, with the exception of voting on the House floor.

Employment

The main employment sources in the U5 V.1 are tourism and local government. The following table
and graphic show the emploved civilion population of the WS V.1 as 2000 as per the 2000 Census
of the U.S. Census Bureau.
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AMERICAN YACHT HARBOR & MARINA AREA ANALYSIS

Industry Employment: U.S.V.1. 2000

Industry Group Average Employment Level

Agriculture, forestry, fishing and hunting, and mining 324 0.70%
Construction 4500 10.52%
Manufacturing 2754 591%
Whelezale trade 92 1.96%
Retail trade 6476 13.91%
Transportation and warehousing, and ufilities 3321 T 13%
Information 931 2.00%:
Finance, insurance, real estate, and rental and leasing 2330 5.00%
Professional, scientific, management, administrative, and waste manage 3058 6.57%
Educational, health and social services 6742 14.48%
Arts, entertainment, recreation, accomodation and food services 7a51 15.79%
Other services (except public administration) 2535 S5.44%
Public administration 4931 10.59%
All Industries 48565 100.00%:

THE ISLAND OF SAINT THOMAS
Geographic Location and Physical Environment

The appraised property lies at the Red Hook Quarter #2 in the southeastern part of the island of Saint
Thomas, about 20 miles east of the Charlotte Amalie Tawn, Capital of the US V.1 Saint Thamas lies
approximately 1,000 miles southeast of Miami between the Atlantic Ocean and the Caribbean Sea. |t

has an area of 32 square miles and a mostly hilly tepography.

There are several major roads servicing Saint Thomas. Route 30 is the major road of Saint Thomas,
which connects the Fortuna Community in the east with the airpart in the southwest and with the tawn
of Nadir in the eastern section of the island passing through Charlotte Amalie. Other major roads are
32, 33, 35, 38 and 40. The Cyril E. King Airport lies at the southwest section of the island and its
main carrier is American Airlines. Main cruise ship and ferry docks lie at Long Bay in the Charlotte

Amalie town at the south section of the island.

Government

The administrative palitical unit is the Gavernment af the United States US Virgin lslands. A Governor
and a Lisutenant Governor form the executive body. A unicameral 15-member lagislative is the law-
making body. There are 14 branch departments administered by commissioners appointed by the

governor and approved by the Legislatura.

The Planning and Natural Resources Depariment is responsible for the development of land use and
urban development policy and regulations in Saint Thomas. A zoning code classifying and requlating
uses, densities and constructions is currently in etfect. The enforcement and management of the land

use policies is also the function of the Planning and MNatural Resources Depariment.
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AMERICAN YACHT HARBOR & MARINA AREA ANALYSIS

Population and Social Trends

As per the 2000 Census of Population, the total population of Saint Thomas was 51,181 persons. Of

the total population 49,243 persons [94%) lived in urban areas and 1,918 [4%) in rural areas.

There are a total of 19,458 houssholds and 12,378 families in Saint Thomas as of 2000, The
average household and family sizes for 2000 were 2.60 and 3.32.

Saint Themas counts with public and private schools. Higher education options include a campus of
the University of the US Virgin |slands.

Economy

As of 1999, the median household income for Saint Thomas was $26,893, higher than the U.S V.1
median household income for the same period ($24,704). The population growth has fueled the

increased demand for residential, commercial and industrial developments.

Today, Saint Thomas's main economic sectors are tourism, service and retail. Average employment
far calendar 2000 was 24,181 persons. The following table shows Saint Thomas' averoge

employment by industry categaory far 2000.

Industry Employment: Saint Thomas 2000

Industry Group Average Employment Level

Agriculture, forestry, fishing and hunting, and mining 133 0.55%:
Construction 2045 B.46%
Manufacturing 518 2.14%
Wholesale trade 536 2.22%
Retail trade 3924 16.23%
Transportation and warehousing, and utiliies 2038 B.43%
Infarmation 551 2.28%
Finance, insurance, real estate, and rental and leasing 1185 4.90%
Professional, scientific, management, administrative, and waste manage 1598 B.61%
Educational, health and social services 3160 12.07%
Arts, entertainment, recreation, accomodation and food services 4329 17.90%
Other services (except public administration) 1356 5.61%
Public administration 2808 11.61%
All Industries 24181 100.00%

As is reflected in the table the industry groups contributing more te the island employment level are
arts-entertainment-recreation-food, retail trade and public administration. In 2000, 17.90% of the
tatal employment was in the arls-enterfainment-recreation-food sectar, 14.23% in retail trade and

11.61% in the public administration category.
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AMERICAN YACHT HARBOR & MARINA AREA ANALYSIS

Urban Growth Trend

5t. Thomas had followed o secterial urban growth trend. Most of the urban growth has followed
government and military built infrastructure and tourist developments. There were o total of 24,030
housing units in Saint Thamas as of 2000, Of the tatal number of units, 23,083 were urban units and
247 rural units. About 81% of the units (19,458) were occupied and 19% were vacant (4,572). Of
the occupied housing units about 41% (8,048) were owner occupied and about 59% (11,410) were
rented units. The median age of the housing units is 25 years as of 2000, As the figures reveal Saint

Thomas is predeminantly a housing rental market.

5t. Thomas' retail and institutional activities have historically taken place around its traditional core
towns. There are numerous standalone retail and office buildings within the Charlotte Amalie core
urban center and along the principal roads and avenues. The Havensight commercial area and shops
along the boulevards and alleys of the Charlotte Amalie district cater maostly the cruise ship tourist
population. Red Hook has two retail centers, American Yacht Harbor and Red Hook Plaza. Adjocent
to the east side of the Red Hook Plaza is a new retail/office development under construction.  This
center is known as East End Plaza and will contain about 72,000 square feet of retail and office.
According to the leasing agent, the center has secured two banks, several fast food restaurants and
several economic groups moving from established business in Charlotte Amalie. Rents are quoted at
350 to 360 per square foot with a pass through of $5.00, excluding real estate taxes and insurance.
The center has applied for an exemption of real estate taxes; however, it has not yet been granted.
The leasing agent indicated pass-throughs would increase by $3.00 per square foot if the exemption

is not granted.

In general, real estale values and rents are expected to remain at the current levels, which is
propodionate to the area econamic grawth. Rental rates have not changed significantly in o number
of years, although in centers in the Red Hook area, rents have increased as the area attracts more
attention from businesses wanting to move from the central business district.  Further, economic
incentives offered to new developments, or developments planning significant capital improvements

has alse had a positive effect an rental rate growth in Red Hook.
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NEIGHBORHOOD ANALYSIS

LOCATION

The neighborhood is located on the island of 5t Themas and is considered a suburban location. The
city of Red Hook is located in southeastern portion of the island, about 20 mile east of the Charlotte
Amalie Business District. The subject property lies within the Red Hook, Quarter #2, which lies within

the east portion of the neighborhood.

11
B 2007 CB Richard Ellis, lne.

EFTAO00787786



AMERICAN YACHT HARBOR & MARINA MNEIGHBORHOOD ANALYSIS

BOUNDARIES

The neighberhood boundaries are detailed as follows:

Morth: Highway 38

South: Vessup Bay

East: Atlantic Ocean

West: Highway 32
LAND USE

Land uses within the subject neighborhood consist of @ mixture of commercial and residential
development.  The immediate area surrounding the subject consists of the major commercial
developments in Red Hook. The ferry dock for the connection 1o 51 John is adjacent o the east line
of the subject and is a major generator of tourist traflic for the area. The majority of the single-family
residential development within a one mile radius of the subject may be described as rural homes in
the $100,000 to over $1,000,000 price range for homes on the waterfront. The arsa is somewhat
remote and interior subdivision roads are one-lane asphalt paved facilities. The topography of the
subject area is generally sloping, with numerous properties built with the terrain incorporated in to the
design. Most of the single-family residences appear to have been constructed over twenly years ago
and are generally in average to good condition.

GROWTH PATTERNS

Growth patterns on the island generally follow the tourist industry and concentrate mainly in the
Charlotte Amalie and Havensight areas, west of the subject.  As mentioned, the Red Hook aren
houses one of the ferries used for inter-island transportation to and from 5t. lohns and Tertola, BV
Cowpet Bay, just south of Red Hook is an upscale residential area featuring water views and frontage.
In general, the growth patterns of 5. Thomeas are tied to the cruise lines and tourist, but also depend
heavily on improvemeants made by the local government in terms of roads, ulility services and other
municipal services. There is limited vacant developable commercial land available; however, there
appears to be ample vacant residential land. |n most cases, the residential land is along the slopes of
the mourntains and is difficult to develop. Most sites that have been developed are developed with the

improvements on the high side of the lot, alfarding the best views possible.

ACCESS

Primary access to the subject neighborhoad is provided by Highway 30 1o Highway 32, Highway 30
and Highway 32 are part of the circular highway around the island. The highway numbering changes
several times as it traverses the island; however, Highway 30 is the southern most and busiest portion.
Highway 30 provides access to and from the Cyril E. King Airport, Charlotte Amalie and Havensight,

the predominant developments an the island. Highway 32 provides access to Red Hook and mare or
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less farms a circle fram Highway 30 te the west as Highway 38 further narth and west. For the most

part, these highways are two lane asphalt paved facilities with ne shoulder.

The commute to the Charlotte Amalie Business District from the subject neighborhood is about thirty
minutes. The drive to the Cyril E. King Airport takes about forty minutes. The airport provides service

to American Airlines and several smaller airlines.

CONCLUSION

The neighborhood appears to be predominately rural residential in nature with the American Yacht
Harbor and Red Hook Plaza, for the maost part, comprising the commercial developments in the area.
Many homes are second homes for owners and most take advantage of the elevated views of the
Caribbean Sea and the surrounding countryside. Smaller communities are located to the west of Red
Hook and comprise of alder residential homes with free-standing commercial facilities were demand

warrants,

The subject property is a 2.12-acre landside site with a southerly view of the Vessup Bay. The view is
unobstructed. Very littlle new development was noted in the immediate area; however, there is a new
retail/office development under construction just east of the subject across Red Hook Road (Highway
32). Red Hook's interior roads are one-lane asphalt paved, with some being gravel paved. |n
general, the immediate area is rural in nature with supporting facilities concentrated around the

subject and the ferry docks. Property values appear to be relatively constant.
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SITE ANALYSIS

The following chart provides a summary of the salient features relating to the subject site.

SITE SUMMARY

Physical Description
Gross Site Area (Fee Ownership) 5.32 Acres 231,739 5q. Ft.
Met Site Area (Fee Ownership) 2.12 Acres 92,347 Sq. Ft.
Submerged Land Area (Leasehold Interest) 3.20 Acres 139,392 S5q. Ft.
Primary Rood Access Red Hook
Zoning District W-1, Waterfront - Pleasure District
Flood Map Panel No. 780000 0020E
Flood Zone A

Seurce: Various sources compiled by CBRE

LOCATION

The subject is on the north side of the Vessup Bay, and the south side of Red Hook Road (Highway
32), adjocent to the west side of the 5t John/Tortela Ferry landing. The sireet address is 6100 Red
Hook Quarters #2, Red Hook Guarter #2, USVI.

ASSESS50R’S PARCEL NUMBER

The Tax Assessor’s parcel numbers for the upland poertion of the subject are 1-07702-0134-00, 1-
07702-0133-00 and 1-07702-0135-00. The submerged portion of the subject is owned by the
Coastal Zone Management Commission and is not subject to ad valerem taxes. Further, the landside
or upland portion of the subject site is exempt from real estate taxes through December 31, 2001, as
a result of an Economic Development Commission (EDC) tax exempt status. This stalus was granted
based on the need for development of properties in the Red Hook area and granted to the subject
property due to the renovations and upgrades to the improvements. According to the general
manager, the exemption will likely be granted again upon the expiration of the current exemption;
however, ha indicated the exemption may not be 100%, but has no way to determine the likely
percentage of the exemption. Apparently the exemption will depend on the amount of capital
improvements to the properly and could conceivably remain at 100%. We have assumed the current
exemption will be extended at the current 100% axemption rate.

LAND AREA

The landside portion of the site containg 2.12 acres or 92,347 square feet of land. The submerged
land containg 3.20 acres ar 139,392 square feet and is adjocent to the southern boundary of the

landside tract. There is ne unusable, excess or surplus land area.
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SHAPE AND FRONTAGE

Both portions of the subject site are irregular in shape. Only the landside portion of the subject has

direct access to public roadways.

INGRESS/EGRESS

Ingress and egress is available to the site via Red Hook Road (Highway 32), just west of the 5t
lehn/Tortola Ferry Landing.

Red Hook Road, at the subject property, is a major east/west sireet that is improved with one lane of
traffic in each direction. Street improvements include asphalt paving, open dilches for drainage and

no shoulders. Street parking is permitted, and the traffic flow is generally congested.

Please refer to the priar site map for the layout of the street that provide access to the subject property

TOPOGRAPHY AND DRAINAGE

The portion of the landside site immediately adjacent to Red Hook Road is generally level and at street
grade. The tepography then slopes significantly towards the southern boundary and Vessup Bay. The
tapagraphy of the site is not seen as an impediment 1o the development of the property. During our
inspection of the site, we observed no drainage problems and assume that none exist. The southern

3.20 acres of the site is submerged land owned by the government,

SOILS

A soil analysis for the site has not been provided for the preparation of this appraisal. In the absence
of a soil report, it is a specific assumption that the site has adequate soils to support the highest and

best use.

EASEMENTS AND ENCROACHMENTS

A title policy for the property has not been provided for the preparation of this appraisal. Based on
our visual inspection and review of the site plan, the property does not appear to be adversely afectad
by any easements or encroachments. |t is recommended that the client/reader obtain a current title
policy outlining all easements and encroachments on the propertly, if any, prior to making o business

decision.

ACCESS AGREEMENTS

There are no known access agreemenls that may affect the subject’s marketability. Vehicular parking

at the subject is a major negative aspect of the site, as tenants occupying the retail/office space must
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pay for parking, with anly a few spaces available in the frant of the buildings for patran parking.

Tenant parking is available in an under-building parking garages below Buildings B and C.

COVENANTS, CONDITIONS AND RESTRICTIONS

The subject property is subject to the restrictions within the Submerged Land Lease administered by the
Coastal Zone Management Commission.  Without this lease, the subject properly would not be
allowed to operate, as it defines the lease area, specific uses of the property, lease rate, and expense
responsibility.  The lease is included in the Addenda.  Further, the landside portion of the site is

rastricted by zoning fram 5t. Thomas.

UTILITIES AND SERVICES

The site is within the jurisdiction of 5t Thomas and is provided municipal services, including police
and fire protection. Electricity is supplied by WAPA (Water & Power Authority), while sewer is provided
by the Nazareth Water Treatment facility. Water is furnished on-site via a 25,000 gallon desalination
plant ewned and operated by the subject. All utilities are available to the site in adequate quality and
quantity to service the highest and best use as if vacant and as improved. Electricity and water are
charged to the docks as metered. Water is charged to the retail/office tenants based on metered
usage as well. Trash removal is also charged to the retail/office tenants, typically en a fixed monthly

rate as predetermined by the type of use in the leased space.

FLOOD ZONE

According to fload hazard maps published by the Federal Emergency Managemeant Agency (FEMA),
the site is within Zone A, as indicated on the indicated Community Map Panel Ne. 780000 0020E.

FEMA Zone A: Special flood hozard areas subject to inundation by the 100-year
flood. Because detailed hydraulic analyses hove nat been performed, no base flood

elevations or depths are shown. Mandatory fload insurance purchase requirements

apply.
ENVIRONMENTAL ISSUES

CBRE has not observed, yet is not gualified to detect, the existence of potentially hazardous material
or underground storage tanks that may be present on or near the site. The existence of hazardous
materials or underground storage tanks may have an affect on the value of the property. For this
appraisal, CBRE has specifically assumed that the property is not affected by any hazardous materials

and/or underground storage tanks that may be present on or near the property.

ADJACENT PROPERTIES

The adjacent land uses are as follows:
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North: Red Hook Plaza

South: Vessup Bay

East: St. John/Tortela Ferry Landing

Wesi: Old eammercial development ([appears to be closed)
CONCLUSION

The site has a remote location in terms of proximity to the primary tourist attractions and dastinations,
but afforded good access and visibility from the roadway frontage. It does have good access to the
fishing grounds in the Atlantic Ocean, which is a positive consideration for a marina operation in
limiting the amaunt of fuel boat ewners must use to and from the best fishing grounds in the Atlantic.
The size of the site is typical for the use, and there are no known detrimental uses in the immediate
vicinity. The submerged land is subject to wave action from the open waters of Vessup Bay and on-
site traffic and parking is considered poor. The parking factor has a negative impact on maximizing
the incame patential of the subject.
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IMPROVEMENT ANALYSIS

The capacity (in terms of length), water ingress and egress, pedestrian access, quality of dockage and
site improvements [as well as any other amenities) has o direct influence on its marketahility and
operating success of o marina. Likewise, on-site parking, ease of access and security are paramaunt
for retail success. Design and functionality can affect the operations and profitability, also. These

factors and how they affect the subject are analyzed and presented below.

GENERAL DESCRIPTION

The following chart presents a summary of the various components of the proposed subject

improvements.

IMPROVEMENT SUMMARY

Type of Docks Concrete pilings, wood decking, fixed

Dock Size 5,511 LF

Retail /Office Net Rentable Area 47,344 SF

Number of Retail /Office Buildings &

Year Built 1992

Site Amenities Fuel Dock, In-dock Fueling, Dock Master's Office, Retail
& Restuarants

Parking Type Surface and under building garage

Slip Breakdown Mo. of Slips % of Total

A Dock 23 17.7%

B Dock 26 20.0%

C Dock 20 15.4%

D Dock 26 20.0%

E Dock 10 7.7 %

P Dock 25 19.2%

Total/Average: 130 100.0%

Source: Various sources compiled by CBRE

Plans and specifications were not provided for the preparation of this appraisal. The following is a
description of the subject improvements and basic construction features derived from discussions with

the developer, a limited site plan and CBRE's physical inspection.

YEAR BUILT

Prior to the current development of the subject site, the property was being used as a marina. The

subject property as it is now was constructed in 1992,
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DESIGN AND LAYOUT

The subject property consists of two primary uses, retail/office and a marina. The retail/office portion
is on the landside portion of the site, as well as the dock master’s office. The boat slips extend from
the southern edge of the landside site inte Vessup Bay. Primary vehicular ingress/egress is via four
curb cuts along Red Hook Road. Parking, although limited, is available along the front of the
retail/office improvements, as well as a parking garage under Building B and C. Parking in the
garage is for retail/office tenants and in some cases for an additional fee. Water ingress/egress is via
a channel cut fram the Atlantic Ocean known as Vessup Bay. The channel depth does not appear to

affect the use of the subject by larger vessels with drafts in excess of 4°.
The basic construction features are summarized as fallows.

FOUNDATION

The foundation of the building improvements is reinforced conerete footings and columns, while the

faundation of the deckage is concrete pylons.

CONSTRUCTION COMPONENTS

The frame of the building improvements is wood or steel, with the exterior walls being wood siding.

The deck areas are wood planks atop the concrete pylons.

DOCK MASTER'S OFFICE

The dock master's office area is located under the decking of Building B & C and faces the marina.
This building iz constructed of wood framing and plaster finish. The dock master's office is located
just narth of C Dack.

RETAIL/OFFICE BUILDINGS

There are six building structures ta the north ol the marina. Except for Building F, these buildings are
twa-story structures constructed with wood or steel framing and plaster on the lower level exterior
walls. The upper levels have wood siding on the exterior walls. Roof covering is galvanized metal
and most buildings have an everhang with wood decking for pedestrian traffic and access to the
upper level. Access to the upper levels is via steel framed stairwells, as well as an elevator between
Buildings B & C. Building F, located in the northwest corner of the site is a one-story structure at street
grade, cantilevering into a second, lower level as the terrain slopes towards the south. This building
has a flat roof and is in fair condition. This building houses four tenants, the largest being the East
End Calé. The lower level is slated for construction of new storage units for slip tenants.  Six new
storage units have been installed, with another 23 planned for the rest of the lower level. Two of the

storage units will be utilized as storage for the maring owner. The cost to complete the new storage

20
© 2007 CB Richard Ellis, Inc.

EFTAO0787795



AMERICAN YACHT HARBOR & MARINA IMPROVEMENT AMNALYSIS

units was estimated by the general manager at 323,000, This amount was deducted from the value

indication in each approach to value.

Interior of the buildings varies depending on the type of business leasing the space. Generally the
flooring is wood or concrete over steel or wood decking. Interior walls are generally painted drywall

on metal studs, and ceilings are generally suspended acoustical tiles in a grid systern. The buildings

have central A/C.

DOCKAGE

The marina operation has capability to pump both diesel fuel and gasoline for marina use. Docks A,
B & C have in-dock fueling capacity whereby the vessels can be fueled in their own slips without
moving to the fuel dock. Other fueling is available at the fuel dock on the south end of A Dock.
Diesel slorage capacity is 30,000 gallons and gasoline storage is in four newly installed 10,000

gallons underground storage tanks. The tanks are located between Building B and Red Hook Road.

Vessel docks are typically concrete pylons with wood decking. The current configuration is 105 slips
within Docks A through E and 25 slips at P Dock. P Deck has driven wood pylons and wood decking.
The docks extend southward fram landside.  According to the gerneral manager, the dockage can
accommaodate vessels up to 80'; however, the majority of vessels utilizing the marina are lass than 507

in length.

ELECTRICAL/WATER

The docks are supplied electrical and water service. Electrical service is 30-amp and 50-amp and is

an additional charge above the dockage rates.

LIGHTING SYSTEM

Light standards are strategically placed on the dacks te maximize visibility and aid in security.

FIRE PROTECTION

It is assumed the subject has adequate fire alarm systems, fire exits, fire extinguishers, fire ascapes

and/or other fire protection measures adequate to meet local fire marshal requirements.

SECURITY

The subject currently has patrolled security and is in the process of installing security cameras
throughout the maring area, as well as parts of the landside site. The system will have 24-hour

recorded coverage.
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PARKING

There are surface parking spaces along the front of Buildings B & C, and surdace parking behind
Buildings A, B & C. Reportedly there are &9 of the open surface parking spaces. Additional parking
is available in the parking garage under Building B & C. This garage reportedly has 100 + parking
spaces, many of which are leased to the retail/office tenants. Parking on the subject is typical for
developments in the area; however, it is highly congested and appears to be short in the number of

spaces available. Street parking creates some additional source of parking, but this fills quickly.

QUALITY AND STRUCTURAL CONDITION

The averall guality of the property is considarad to be average for the neighborhood and age. CBRE
did not observe any evidence of structural fatigue in the buildings or along the bulkhead/dockage,
and the improvements are assumed to be structurally sound for the current occupancy. However,
CBRE is not qualified to determine structural integrity, and it is recommended that the client/reader
refain the services of a qualified, independent engineer ar contracltor lo determine the structural

integrity of the improvements prior to making a business decision.

FUNCTIONAL UTILITY

The design characteristics of the subject property appear to meet modern standards.  All of the
sarvices provided are considered to feature funclional layouts and the overall layout of the property is

cansidered functional in utility. As stated, parking is the enly negative aspect.

ADA COMPLIANCE

It appears that all common areas of the project have handicap accessibility.  The client/reader’s

attention is directed to the specific limiting conditions of the appraisal regarding ADA compliance.

ENVIRONMENTAL ISSUES

CBRE has not ohserved, yet is not qualified to detect, the existence of any potentially hazardous
materials such as lead paint, asbestos, urea lormaldehyde foam insulation or other potentially
hazardous construction materials on or in the improvements. The existence of such substances may
have an alfect an the value of the property. For the purpose of this assignment, we have specifically

assumed that the subject is not alfected by any hazardous materials that would cause a loss in value.

DEFERRED MAINTENANCE

The improvements do not suffer significant deferred maintenance issues; however, some rotten soffit
and facia boards were noted during the site visit. These items are considered normal wear and tear

and would be addressed under the normal maintenance budget for the property.
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ECONOMIC AGE AND LIFE

CBRE's estimate of the subject improvements effactive age and remaining economic life is depicted in

the following chart:

ECONOMIC AGE AND LIFE

Actual Age 15 Years
Effective Age 15 Years
MVS Expected Life 45 Years
Remaining Economic Life 30 Years
Acrued Physical Incurable Depreciation 33.3%

Compiled by CBRE

The averall life expectancy is basad upon the improvements being new and a comparative analysis of
typical life expectancies reported for facilities of similar construction as published by Marshall and
Swift, LLC, in the Marshall Valuation Service cost guide. The buildings and maring, as they are
developed today, were constructed about 15 years ago and have been repaired/rencovated over the
years. Use of wood framing and siding on the buildings contributes to the shorter expected life of the
improvements. The improvements location along o coastal region would have been better served with
concrete block construction. Currently the improvements are in average condition.

CONCLUSION

The improvements are considered to be in average overall condition and are of similar age and
location to other marinas in regard ta improvement design and layout, but superior in terms of
amenities, such as the adjacent retail and restaurants. The location of the marina on Vessup Bay is
superior to other marinas further west in that the travel time to open water and the fishing grounds in
the Atlantic Ocean is shorter, requiring less fuel. However, the shortage of an-site parking is the most
detrimental aspect of the subject’s design, but the location offsets this aspect, at least from the

marinas standpaint.
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ZONING

The following chart summarizes the zoning requirements applicable to the subject:

ZONING SUMMARY

Current zoning W.-1, Waterfront - Pleasure District

Legally conforming Yes

Uses permitted Offices, retail, restourants, light industrial and
marine

Zoning change Mot likely

Category Zoning Requirement

Maximum Height 3 Stories

Minimum lot size 10,000 SF

Minimum lot width 100%

Front/ad|. to street setback 25 Feet

Rear setback 20 Feet

Source: Red Hook Planning

ANALYSIS AND CONCLUSION

The existing improvements on the upland strip represent a legally canforming use and, if damaged,
may be restored without special permit application. The submerged land area of the subject is not
classified in the zoning ordinance. It is recommended that local planning and zoning personnel be
cantacted regarding mare specific infarmation that might be applicable to the subject.
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TAX AND ASSESSMENT DATA

Real estate on 5t. Thomas is assessed at 1.25% of 60% of the assessor’s estimated “Assessed Value”.
Assessed Value hos been equated to market value less closing costs. The assessment for real astate
purposes is made as of January 15" of each year and taxes become delinquent as of August 317 of

each year.

The subject’'s assessed value and toxes are summarized below, and do not include any furniture,
fixtures and equipment.

AD VALOREM TAX INFORMATION

Assessor's Market Value 2007
Real Property 1-07702-0134-00 $3,478,602
1-07702-0133-00 BAB, 324
1-07702-0135-00 1,840,013
Subtotal $6,186,939
Assessed Value @ &0% $3,712,163
Combined Tax Rate [per 51,000 AV 12.500000
Gross Taxes $46,402
Special Assesment 50
Gross Taxes $46,402
Total Taxes 5 44,402

Source: Assessor's Office

The subject property has been granted a real estate tax exemption through December 31, 2011, This
exemption is 100% of the taxes for the praperty resulting in $0.00 real estate taxes. The schedule
above reflects the real estate taxes the subject would be responsible for if the exemption were not in
effect. It should be noted, the assessed value of the subject has not changed since 2004, According
to the general manager of the subject, it is likely the subject will be granted some type of exemption
from faxes upon expiration of the current abatement; however, there is apparently not any specific
guidelines outlining the requiremeants necessary to be granted the exemption, nor the amount of an
exemption under different scenarios. We have assumed the current exemption would be extended for
another 10 years and that the real estate tax expense to the subject will continue 1o be zero.

Should the current exemption nat be in place the effect an value waould be minimal, as the retail/office
leases are triple net with provisions to pass through operating expenses such as taxes, insurance and
CAM. The land on which the marina sits is owner by the government and is not assessed. |n all
likelihood, only the dock would be assessed and create a minimal operaling expense 1o the subject.
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HIGHEST AND BEST USE

In appraizsal practice, the concept of highest and best use represents the premise upon which value is

hased. The lour criteria the highest and best use must meet are:

legal permissibility;
physical possibility;
financial feasibility; and
maximurn profitability.

Highest and best use analysis involves assessing the subject both as if vacant and as improved.

AS IF VACANT
Legal Permissibility

The legally permissible uses were discussed in detail in the site analysis and zoning sections ol this

report.
Physical Possibility

The upland portion of the subject consists of a 2.12-acre strip of land along the north side of Vessup
Bay. This strip of land lies between the Bay and Red Hook Road and is improved with six retail/office
buildings plus the dock master's office. As a stand alone site, this strip of land has several physically
possible uses, including retail, office, industrial or residential. This upland strip of land also provides
fee simple ownership direct access to the lessee of the submerged land to the south. Of the legally
permissible uses, retail, office, industrial or marine related developments would be physically possible

on the upland portion of the subject.

Financial Feasibility

The determination of financial feasibility is dependent primarily on the relationship af supply and
demand for the legally probable land uses versus the cost to create the uses. As will be discussed in
the Income Approach, retail/office developments on 5. Thomas, especially those along major
thoroughfares are in high demand and occupancy is better than 98% over then center surveyed. In
addition, marine related developments with good access lo open water, adequate depth and
protected dockage are also in high demand.  With the exception of the redevelopment of Yacht
Haven in Charlotte Amalie, the marina supply has held relatively stable over the past several years.
Retail supply has also been relatively stable; however, the new Home Depot center along Highway 38,
narthaast of Charlotte Amalie and the East End Plaza, across from the 5t lohn/Torala ferry landing
are two examples of newer developments in areas outside of the central business district.  As will be
demonstrated in the Income Approach section of this report, the marina market in the subject area is
generally strong. Development of new marinas properties has not occurred in the past few years due
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to coastal zone restrictions.  Although there is direct retail/office competition due to come on line in
December 2007, within the subject market, there are no new proposed marina projects in the
competitive market that will be public facilities. The new retail/office center (East End Plaza) has the
highest quoted rates in the Red Hook area. It is unlikely that the tenants targeting the subject or even
the Red Hook Plaza would be able to affard the rents being quoted in the new center. As such, the
draw from existing tenants at the subject is expected to be minimal; however, the new in coming
tenants will create a synergy in the area and provide new business and demand generators for the Red
Hook area in general. These factors indicate that it would be financially feasible to complete a new
mixed use retail/office/marina project if the site acquisition cost (in this case lease rate) was low
enough to provide an adequate developer's profit.

Maximum Profitability

The final test of highest and best use of the site as though vacant is that the use be maximally
productive, yielding the highest return to the land. In the case of the subject’s upland strip of land, as
if vacant, the analysis has indicated that a retail/office use, similar to the existing development would
result in the maximally profitable use. Further maximum prefitability could be accomplished il the

upland development was integrated into a marine oriented development such as the existing marina.

CONCLUSION: HIGHEST AND BEST USE AS VACANT

Based on the information presented above and upon information contained in the Meighbarhoad
Analysis and Income Approach sections, we conclude that the highest and best use of the subject as if

vacant, would be a mixed use project with retail, office and marine oriented uses.

AS IMPROVED
Legal Permissibility

As discussed, the subject site’s zoning and legal restrictions permit a variety of land uses. The site has
been development with retail/office uses as part of a marina development that is a legal, conforming

Use,

Physical Possibility

The physical characteristics of the subject improvements were discussed in detail in the Improvement
Analysis section. Considering the upland strip and the submerged land area, the layout and
positioning of the improvements is considered functional for mixed use retail/office/marina use.
Oither uses may be physically possible; however, this combination maximizes the positive influence of
the water frontage and proximity to the Atlantic Ocean and the fishing grounds within 30 miles of the

Marine.
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Financial Feasibility

The financial feasibility of a mixed use property such as the subject is based on the amount of rental
revenue and supplemental revenue which can be generated, less operating expenses required to
generate that income; if a residual amount existing, then the land is being put to a productive use. As
will be indicated in the Income Capitalization Approach section, the subject has a positive net cash
flow and utilization of the improvements for mixed use retail/office/marina purposes is considered
financially feasible.

Maximum Profitability

The maximum profitable use of the subject as improved should conform to neighborhood trends and
be consistent with existing land uses. Although several uses may generate sufficient revenue to satisly
the required rate of return on investment and provide a return on the land, the single use that
produces the highest price or value is typically the highest and best use. As shown in the applicable
valuation seclions, properties that are similar o the subject have continue to be used by maring
owners/tenants.  None of the comparable facilities have been acquired for conversion to an
alternative use. The use of the subject marina is highly restricted by the lease with the government of
5t. Thomas. Considering the concerns being expressed by the government about decreasing public
access fo the area walerways, and the desire to enhance development an the lsland, it is not likely the
subject would be allowed to be used in o private marina operation whereby only residents or members
could use the facility. In accordance with the best interest of the boating public and the economic

impact on the area, the government would likely prohibit such private uses.

CONCLUSION: HIGHEST AND BEST USE AS IMPROVED

Based an the faregoing, the highest and best use of the property as improved is consistent with the

current use, as a mixed use retail/office/marina development.
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APPRAISAL METHODOLOGY

In appraisal practice, an approach to value is included or omitted based on its applicability to the

property type being valued and the quality and quantity of information availahble.

COST APPROACH

The Cost Approach is based upon the propaosition the informed purchaser would pay ne more far the
subject than the cost to produce a substitute property with equivalent utility.  This approach is
particularly applicable when the property being appraised involves relatively new improvements that
represent the highest and best use of the land or when relatively unique or specialized improvements

are located on the site and for which there exist few sales or leases of comparable properties.

SALES COMPARISON APPROACH

The Sales Comparison Approach ufilizes sales of camparable properties, adjusted for differences, to
indicate a value for the subject. Valuation is typically accomplished using physical units of comparison
such as price per square foot, price per unit, price per floor, etc. or economic units of comparison
such as gross rent multiplier.  Adjustments are applied to the physical units of comparison derived
from the comparable sale. The unit of comparison chasen for the subject is then used to yield a total
value. Economic units of comparison are not adjusted but rather analyzed as to relevant differences,
with the final estimate derived based on the general comparisons.

INCOME CAPITALIZATION APPROACH

The Income Capitalization Approcch reflects the subject’s income-producing capabilities.  This
approach is based an the assumption that value is creatad by the expectation of benefits to be derived
in the future. Specifically estimated is the amount an investar would be willing to pay to receive an
income stream plus reversion value from o properly over a peried of time. The two common
valuation technigues associated with the Income Capitalization Approach are direct capitalization and

the discounted cash flew (DCF) analysis.

METHODOLOGY APPLICABLE TO THE SUBJECT

In valuing the subject, only the sales comparison and income capitalization approaches are
applicable and have been used. The cost approach is net applicable in the estimation of market

value of due to age and the associated depreciation.
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SALES COMPARISON APPROACH

SALES COMPARISON APPROACH

The following location map and fable of marina sales summarizes the comparable dota used in the
valuation of the subject property. A defailed description of each transaction is included in the
Addenda.

SUMMARY OF COMPARABLE APARTMENT SALES

Transaction Year Mo.af Actual Sale  Adjusted Price Per
Me. MName Type Date  Built Slips Price Sale Price Unit ! OAR
1 Soverel Harbour Marina, Sole lan-05% 1987 b 510,149,367 $10.149 3567 5131810 0.00%
Palm Beach Garden, F
2 Maongrove Marina, Snole Jul-05 19380 210 $10,000,000 %10,000,000 547,819 3.69%
Tavernire, Fl
3 Greot American Maring, Sole Feb-D& 1985 Ll $10,700,000 %$9,500,000 59B,958 0.00%
Sowth Passadena, Fl
4 The Marina & Yacht Club, Sole  Moy-04  M/A 110 $10,000,000 %$10,000000 590,909 0.00%
Brevard Co.,
Subj. American Yachi Harbor & Marina, e s 1992 e . - .
Pra  5t. Thomas, USVI

Farma

! Transaction amount adjusted for cash equivalency andfor deferred mointenonce [where applicoble]

Compiled by CBRE
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The sales utilized represent the best data available for comparisen with the subject property. They
were selected from our research of comparable improved marina sales within Flarida. |t should be
noted, we uncovered several mixed use sales in the Caribbean that included o marina aspect within
the sale property. Other improvements ranged from full resorts with golf courses to marinas with
hotels, residential and/or retail/office. These sales ranged in total sale price between 35.9 million to
aver $37.0 million; however, no unit of comparison was apparent. As such, we have utilized marina
sales without other improvements for the marina valuation and retail/office sales in 5t. Thomas and 5t.
John for the retail/office valuation portion of the subject.

AMNALYSIS OF IMPROVED MARINA SALES
Marina Sale One

This comparable represents the acquisition a 77-slip marina located at 2385 PGA Boulevard in Palm
Beach Gardens, Florida. The marina is located along the norh side of PGA Boulevard and the west
side of the Intracoastal Waterway (ICW),. The purchase price was 5131,810 per slip and the marina
owned the submerged land. The physical characteristics and amenities of this sale were generally

similar to the subject property, as the slips and dockage are of similar construction.

In comparison to the subject, this sale wos considered superior with respect to location.  The
camparables location an the ICW in the upscale community of Palm Beach Gardens is superior to the
subject’s location on the east end of 5. Thomas in Red Hook, USVI. An additional dewnward
adjustment was made for the inferior parking at the subject. Owerall, this sale was superior in
comparison to the subject and a net downward adjustment was warranted to its price per slip
indication.

Marina Sale Two

This comparable represents the acquisition a small boat 210-slip marina located at Mile Marker 91.7
Bayside, in Tavernier, Florida. The marina is located north of the Overseas Highway along the north
side of Florida Avenue. The purchase price wos approximately 347,619 per slip. The physical
characteristics and amenities of this sale were generally inferior to the subject property. Approximately
30 slip were out of service due to damage from a hurricane and the draft in the channel is about 4" to
&', limited the use of the marina by larger vessels. Further, there are fixed bridges at the nearest
ocean access point, requiring a longer travel by boat to reach the offshore fishing ground in the Keys.

In comparison to the subject, this sale was significantly inferior with respect to location due to the
relatively shallow draft and the fixed bridges at the nearest ocean access point.  In addition, the
project is located north of the Overseas Highway and somewhat difficult to find.  An upward
adjustment was warranted for size, as this marina has 210 slip in total as compared to the 130 slips at

the subject. This adjustment reflects the economies of scale whereby a smaller property will typically
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trade for a higher price per unit than a larger property. Upward condition and quality of construction
adjustment were necessary as the sale comparable had several slips damage and out of service at the
time of sale and the overall quality of the marina is inferior to the subject. A downward adjustment
was made for the inferior parking at the subject. Owerall, this sale was inferior in comparison 1o the

subject and a net upward adjustment was warranted 1o ils price per slip indication.

Marina Sale Three

This comparable represents the acquisition a small 24-slip maring located at 8810 Gulfport
Boulevard, near Tampa, FL.  The marina was developed in 1985, The purchase price was
approximately $98,958 per slip based on information from the buyer. It should be noted, the public
information of 140 slips and a sale price of $10,700,000 were found to be incorrect. The physical

characteristics and amenities of this sale were generally similar to the subject property.

In comparison to the subject, this sale was generally similar with respect to locational aspects, quality
of construction, project amenities and size, but was judged slightly superior in regards to condition
and parking. Overall, this sale was slightly superior in comparison to the subject and a net upward

adjustment was warranted o ils price per slip indication.

Marina Sale Four

This comparable represents the acquisition a 110-slip marina located on the |CW in Brevard County,
Florida. The purchase price was approximately $90,909 per slip, including an indoor racguethall
court, lighted tennis courts, a 5,000 square foot clubhouse and full fitness center. The physical
characteristics of this sale were generally similar to the subject property; however, the project

amenities are superior.

In comparison to the subject, this sale was inferior with respect to location, but was judged superior in
terms of project amenities and parking. The location of the sale is in a less densely populated area
and somewhal remote. Overall, this sale was inferior in comparison to the subject and a slight net

upward adjustment was warranted to its price per slip indication.

SUMMARY OF ADJUSTMENTS

Based on the foregoing discussions, the following table summarizes the adjustments warranted when

comparing each sale to the subject.
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SALES COMPARISON APPROACH

MARINA SALES ADJUSTMENT GRID

Coemparable Number 1 2 3 4
Transaction Type Sale Sale Sale Sale
Transaction Date Jan-05 Jul-05 Feb-0& May-08
Year Built 1987 1980 1985 M A,
Meo. of Slips 77 210 96 110
Actual Sale Price $10,149 3467 510,000,000 $10,700,000 310,000,000
Adjusted Sale Price ' 510,149,367 510,000,000 $9,500,000 310,000,000
Price Per Slip ' $131.810 347,619 $98,958 $90,909
OAR 0.00% B.89% 0.00% 0.00%
Adj. Price Per Slip $131.810 547,619 98,958 $90,909
Property Rights Conveyed 0% 0% 0% 0%
Financing Terms ' 0% 0% 0% 0%
Conditions of Sale 0% 0% 0% 0%
Market Conditions (Time) 0% 0% 0% 0%
Subtotal - Price Per Slip $131.810 247,619 §98,958 $90,909
Lacation -25% 50% 0% 15%
Project Size 0% 10% 0% 0%
Avg. Unit Size 0% 0% 0% 0%
Age/Candition 0% 25% -5% 0%
Quality of Canstruetion 0% 10% 0% 0%
Project Amenities 0% 0% 0% -10%
Parking -5% -5% -5% -5%
Other 0% 0% 0% 0%
Total Other Adjustments -30% 0% -10% 0%
Indicated Value Per Slip 592,267 590,476 589,063 590,909

' Transaction amount adjusted for cash equivalency and/or deferred maintenance [where applicabla)

Compiled by CBRE

SALE PRICE PER SLIP CONCLUSION

Based on the preceding discussions of each comparable and the foregoing adjustment analysis, a

price per slip indication within the range of Comparable Three and Four was the most appropriate for

the subject as these sales required the smallest net adjustment as compared to the subject. The total

value of the marina portion of the subject via this method was calculated below.

© 2007 CB Richard Ellis, Inc.
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SALES COMPARISON APPROACH CONCLUSION

Total Slips X Value Per Slip Indicated Value
130 X $89,000 = §11,570,000

130 X $90,000 - $11,700,000
Indicated Stabilized Fee Simple Yalue - Marina $11,400,000
Less Leased Fee - P Dock ($1,360,000)
Indicated Leasehold Interest - Marina $10,240,000
Rounded 10,200,000

Compiled by CBRE

LEASED FEE INTEREST

The marina portion of the subject is situated on leased land swned by the governmeant of 5. Thomas.
The value derived from the comparable sales in the previous discussion result in the fee simple value
of the subject; therefore, the leased fee interest must be estimated in order to arrive at the leasehaold
interest. We have utilized the forward looking lease rate in 2007 of $122,100 and the capitalization
rate (9.0%) used in the Income Approach section to arrive at the value of the leased fee of
51,356,667, rounded to §1,360,000. In astimating the value of the leasehold interest in the subject,
the leased fee interest was subtracted from the fee simple value estimate derived from the compared
sales analysis. The value of the leasehold estate in the marina by the sales comparisen approach is

$10,200,000.
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The following location map and table of retail/office sales summarizes the comparable data used in
the valuation of the subject property. A detailed description of each transaction is included in the
Addenda.

SUMMARY OF COMPARABLE RETAIL SALES

Transaction Year GLA Adjusted Price [ 1]
Me. MHame Type Date  Built (SF) Sale Price ! Per5F" Occ. Per5F  OAR
1 Mongoose Junchion II, Sole Feb-D1 1988 22,000 54,900,000 $313.64 100% $0.00  0.00%
St Jahn, VI
2 Wharfside ¥illage, Sale  Feb-D1 1987 29,073 58,900,000 $304.013 100% $0.00  0.00%
St. Jahn, VI
3 100 Blackbeards Hill, Listing Jun-0F 1984 8,832 52,200,000 $249.09 100% 521014 B.49%
5. Thomas, Vi
4 Commercial Bldg. in Hovensight, Listing Jun-0F 1973 3,308 $495000 $210.00 0% $0.00  0.00%
5. Thomas, ¥
Subj. American Yacht Harbor & Marina, . - 1992 47,344 aae . 100% e .
Pre 5. Thomas, USYI1
Forma

! Transoction omeunt odjusted for cash equivalency ond/or deferred maointenance fwhere applicoble)
Compiled by CERE
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The sales utilized represent the best data available for comparisen with the subject property. They

were selected from our research of comparable improved marina sales within the Virgin Islands.

AMALYSIS OF IMPROVED RETAIL/OFFICE SALES
Improved Sale One

This comparable represents the acquisition a 22,000 square fool relail center located across from
Cruz Bay in St. John, VI. The center targets the tourist industry rather than catering to locals. The sale
took place in February 2001 for 56,900,000 or 5313.64 per square foot. Rents ranged between
530 and 345 per square foot on a triple net lease basis.

In comparison to the subject, this sale was considered superior with respect to location.  The
comparables location on the tourist area of 5t John is superior to the subject’s location on the east
end of 5. Thomas in Red Hook, USVI. This sale was superior to the subject in terms of size and a
downward adjustment was warranted for this aspect. Overall, this sale was superior in comparison to

the subject and a net downward adjustment was warranted 1o its price per square foot indication.

Improved Sale Two

This comparable represents a 29,07 3-square-foot neighborhood retail property and is situated on a
1-acre parcel at 4-A Cruz Bay Town, 5t John, V. The improvements were originally constructed in
1987 and were considered in good condition at the time of sale. The exterior walls depict wood &
masonry construction components.  The parking ratio is considered poar.  The propery sold in
February 2001 for $8,200,000, or $306.13 per square foot. Occupancy at the time of sale was
100%. This sale comparable is located on the watertront and adjacent to the Cruz Bay Ferry Doack. |t
is considered a premier location for retail shops catering to tourists. The second floor space is

currently being renovated and converted to apartments.

The -15% downward adjustment for location reflects this comparable's superior feature with respect to
high tralfic area and tourist targeted location. Upon comparison with the subject, this comparable
was considered superior in terms of size and received a downward adjustment of -5% for this
characteristic due to economies of scale.  Overall, this comparable was deemed superior in

comparison to the subject and a downward net adjustment was warranted to the sales price indicator.

Improved Sale Three

This comparable represents an 8,832-square-foat retail property and is situated on a 0.8-acre parcel
at 100 Blackbeards Hill, 5t. Thomas, VI. The improvements were originally constructed in 1984 and
were considered in average condition at the time of sale. The exterior walls depict concrete block
canstruction components. The parking surface is 20 spaces with a parking ratio of 2.26 spaces per
1,000 square feet. The property is listed for sale at $2,200,000, or $249.09 per square foot. Pro
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Forma net operating income at the time of listing was $186,738, or $21.14 per square foot, for an
overall capitalization rate of 8.49%. OCccupancy at the time of sale was 100%. This listing is located
just north of Charlotte Amalie, near the Hospital. The building is three stories and has a galvanized
roof, cistern, public utilities, and views of the cruise ship harbor. The building is alse equipped with a

B5K generator.

The 5% upward adjustment for location reflects this comparable's inferior feature with respect to the
subject’'s superior water front feature. Upon comparison with the subject, this comparable was
considered superior in terms of size and received o downward adjustment of -15% for this
characteristic due to economies of scale. In terms of age/condition, this comparable wos judged
inferior due to its date of construction and received an upward adjustment of 5% for this
characteristic. Owerall, this comparable was deemed superior in comparison to the subject and a

downward net adjustment was warranted fo the sales price indicator.

Improved Sale Four

This comparable represents a 3,308-square-foot office property and is situated on a 0.08-acre parcel
at Havensight, 5. Thomas, VI. The improvements were originally canstructed in 1973 and were
considered in good condition at the time of sale. The exterior walls depict concrete black construction
components. The parking sudace is on-site, and considered adequate. The property is listed for sale
at $695,000, or $3210.10 per square foot. This listing is a small office building in Havensight, with
views of the cruise ship harbor and easy occess to Charlotte Amalie and the east end of the island.

The building is configured into two office suites, one on each level.

The 5% upward adjustment for location reflects this comparable's inferior feature with respect to the
subject’s superior water front feature. Upon comparison with the subject, this comparable was
cansidered superior in terms of size and received o downward adjustment of -15% for this
characteristic due to economies of scale. In terms of age/condition, this comparable was judged
inferior due to its construction date and received an upward adjustment of 15% for this characteristic.
Owerall, this comparable was deemed inferior in comparison to the subject and an upward net

adjustment was warranted to the sales price indicator.

SUMMARY OF ADJUSTMENTS

Based on the foregoing discussions, the following table summarizes the adjustments warranted when

comparing each sale to the subject.
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RETAIL SALES ADJUSTMENT GRID

Subj.
Comparable Number 1 2 3 4 Pro
Forma
Transaction Type Sale Sale Listing Listing ---
Transaction Date Feb-01 Feb-01 Jun-07 Jun-07 -
Year Built 1988 1987 1984 1973 1992
GLA [5F) 22,000 29073 B.B32 3,308 47,344
Actual Sale Price $6,900,000 58,900,000 52,200,000 $495,000 -—
Adjusted Sale Price ! 56,200,000 5B,900,000 52,200,000 $495,000 ===
Price Per SF ' $313.64 330603 $249.09 521000 -
Occupancy 100% 100% 100% 0% 100%
MOl Per SF $0.00 $0.00 $21.14 $0.00 -—--
OAR 0.00% 0.00% B.49% 0.00% ——-
Adj. Price Per 5F $313.64 330613 $249.09 521010
Praperty Rights Conveyed 0% 0% 0% 0%
Financing Terms : 0% 0% 0% 0%
Conditions of Sale 0% 0% 0% 0%
Market Conditions (Tima) 0% 0% 0% 0%
Subtotal - Price Per SF $313.64 330613 324909 5210.10
Location -20% -20% 5% 10%
Size -5% -5% -15% -15%
Age/Condition 0% 0% 5% 15%
Quuﬁl‘y of Construction 0% 0% 0% 0%
Traffic Counts/Exposure 0% 0% 0% 0%
Parking 0% 0% 0% 0%
Total Other Adjustmants -25% -25% -5% 10%
Indicated Value Per SF $235.23 $229.50 5236.64 5231.11

! Transoction amount odjusted for cosh equivalency ond/or deferred maointenance (where applicobla)
Compiled by CBRE

SALE PRICE PER 5F CONCLUSION

Based on the preceding discussions of each comparable and the foregaing adjustment analysis, a
price per square foot indication within the range of Comparable Three and Four was the most
appropriate for the subject as these sales required the smallest net adjustment as compared to the
subject. The total value of the retail/office portion of the subject via this methed was calculated

below.
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SALES COMPARISON APPROACH - RETAIL/OFFICE

GLA (5F) x Value Per 5F = Value
47,344 X 5230.00 = £10,889.120
47,344 X $2356.00 = £11,173,184

VALUE CONCLUSION

Indicated Stabilized Value 11,000,000
Deferred Maointenance 50
Less Cost to Finish Storage (523,000)
Value Indication - Retail/Office 510,977,000
Rounded 511,000,000
Value Per S5F $232.24

Compiled by CBRE

SUMMARY OF SALES COMPARISON CONCLUSION

Combining the value indication of the marina with the value indication of the retail/office component

results in the fallowing total value of the subject by the Sales Comparisen Approach:

SALES COMPARISON APPROACH COMCLUSION

Total Slips X Value Per Slip Indicated Value
130 X $89,000 = %$11,570,000

130 X §%0,000 = %$11,700,000
Indicated Stabilized Fee Simple Value - Marina 311,600,000
Less Leased Fee - P Dock ($1,360,000)
Indicated Leasehold Interest - Marina %10,240,000
Rounded $10,200,000
GLA (5F) X Value Per 5F Indicated Value
47,344 X §230.00 = £10,889,120
47,344 X §236.00 = $11,173,184
Indicated Stabilized Yalue - Retail /OHice %11,000,000
Less Cost te Finish Sterage ($23,000)
Indicated Stabilized Value - Retail /Office 310,977,000
Rounded 511,000,000
Total Value Indication $21,240,000
Rounded $21,200,000
Valuve Per Slip $163,077

Compiled by CBRE
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INCOME CAPITALIZATION APPROACH

The following location map and table of marinas summarizes the comparable data used in the

valluation of the subject property.

Addenda.

A detailed description of each transaction is included in the
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SUMMARY OF COMPARABLE MARIMA SLIP RENTALS

Comp.
He. Property Name Lacation Service Base Rate
1 Compass Paint Marina Rad Haok, Full $18_00/Ft./Manth
5. Thoma, USYI
2 Crown Bu'r Maring Charlote Amalie, Full $25 50/Ft./Manth
5i. Thoma, LISYI
3 La Yida Marine Centfer Bed Hook, Eull %8 to 312/Ft./Month
51, Thomas, USYI
4 Pirates Cove Maorino Red Hook, Full $20 to $22/Ft./Manth
5. Thomas, USYI
5 Yillage Cay Marna Raed Tawn, Full £28.50 to $45/Ft. /Month
Tortala, BYI
& Wirgin Gorda Yacht Harbour Spanish Town, Full $27 to 375/F./Manth
Wirgin Gorda, BYI1
Subj.  American Yocht Harboer & &100 Red Hook, Guarter #32, Full
Fra Marina 51, Thomas, USYI
Farma

Compilad by CBRE

© 2007 CB Richard Ellis, Inc.

40

EFTAO00787815



AMERICAN YACHT HARBOR & MARINA INCOME CAPITALIZATION APPROACH

AMNALYSIS OF COMPETITIVE MARINA PROPERTIES
Competitive Marina One

Compass Point Marina - This P4-slip marina is located in the lagoon behind Compass Point, which
is also known as Hurricane Hole. This marina is well protected and security includes a gated entry.
Amenities include water, electricity, pump-out, nearby shops and restaurants, showers/bathrooms and
dive shop. Rates are $18 per foot per month. The channel depth is shallow and larger boats
requiring drafts of 4° or more typically cannot utilize the marina. The marina has virtually no visibility
from Highway 32 and ingress is through a residential area. Owverall, this property is considered
inferior to the subject, as the comparable has shallow drafts, prohibiting larger vassels fram access. In
addition, the marina has inferior visibility and further to travel to the fishing grounds in the Atlantic

Ocean than the subject. The subject should command higher slip rates than this comparable.

Competitive Marina Two

Crown Bay Marina - This marina is located just west of Charlotte Amalie and includes about 99 wet
slips. This marina can accommodate vessels up to 200" and has a high speed fuel dock. Amenities
include repairs, chandlery, water, fuel, electricity, pump-out, shops, restaurant, bas, direct broadcast
satellite TV, high speed broadband internet, laundry, dive shop and full service concierge. Annual
rates for the wet slips are $25.50 per foot. Overall, this marina is considered superior to the subject
due to its an-site parking and amenities, while inferior in terms of the required travel time to the
Oecean. The subject is slightly superior to this comparable and should command slightly higher slip
rates.

Competitive Marina Three

La Vida Marine Center - This marina is located near Compass Point, near Compass Point Marina.
The marina has approximately BO slips and can accommodate vessels up to 60°. Amenities include
electricity, water, showers/bathraam, small bar and grill, full service boat yard, repairs and haul-aut.
This is a small, older marina with limited amenities and is primarily a boat yard and service marine
center. 5lip rates range between 38.00 and 512.00 per foot per month. Overall, this facility is
considered inferior as compared to the subject property due to its location, quality and amenities.

Competitive Marina Four

Pirates Cove Marina - This marinag is located just west of Red Hook, 5t. Thomas. The marina has 30
slips and can accommaodate vessels with dralts over 4", Amenities include metered electricity and
water, fuel, boat sales and rentals, hotel rooms, bar & grill, general store and small gift/boutique
shop. Rates for vessels were quoted between $20.00 and $22.00 per foot per month, which was
based on a flat rate of 3795 per slip per month and 35" to 407 slips. This is an older marina with

limited parking and longer travel time by boat to the Aflantic Ocean.  Owverall, this property is
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cansidered to be inferior as compared to the subject property and the subject should command higher

slip rates than this comparable.

Competitive Marina Five

Village Cay Marina - This 106-slip marina is located directly in the heart of Read Town in Tortela,
BVI. This marina has 35" to 40° finger piers in three docks and can accommodate vessels in excess of
56°. Amenities include laundry, showers/bathrooms, electricity, water, fuel, security, maintenance,
19-room hotel and restaurant/bar. Shops, grocery stores and banks are nearby. Annual slip rates
are 524 per foot for vessels under 56" and 345 per foot for vessels in excess of 56', which require two
T-slips. The marina was developed in 1974 and is in fair to average condition. Overall, this property
is considered inferior to the subject in terms of age and condition and the subject should command

slightly higher slips rates.

Competitive Marina Six

Virgin Gorda Yacht Harbour Marina - This 111-slip marina is lacated just north of Spanish Tawn
and south of Litle Dix Bay Resort on Virgin Gorda, BV, This marina has 94 slips and 17 T-slips
(bulkhead berths), as well as a boatyard with 220 dry slips, 42 of which are “hurricane berths” in a
concrete keel slip. The maring can accommodate vessels up to 1607 at the T-slips. Amenities include
laundry, showers/bathrooms, electricity, water, fuel, security, dive shop, drug stare, marine stare,
chandlery, food market, wireless internet, restaurant and pub. 5Slip rates are $27.00 per foot per
month to $40.50 per month for vessels under 52° and 360 per foot per month for vessels between
52" and 75’. Rates for vessels over 75" are $75 per foot per month. Annual rates for vessels under
52" ranges between $24.00 and $36.00 per foot per month. Owverall, this property is considered

similar to the subject and the subject should command similar slips rates.

Projected Occupancy & Slip Rates

Based on the comparable marina data, current market conditions, and the subject’s competitive
position in the market, it is our opinion that the subject's occupancy level will be similar to the rate that
has been achieved by the subject aver the past year and a hall. The subject’s histarical and projected

stabilized occupancy is summarized as follows:

MARINA OCCUPANCY
Year Percentage
2005 75%
2006 B0%
2007 Annualized 78%
CB Richard Ellis, Inc. Estimate 80%
Compiled by CBRE
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As previously discussed, the comparable marina slip rates reflect a wide range of prices due to maring
amenities, location, travel time to fishing grounds and the open ocean, as well as age and condition.
Compass Bay and Virgin Gorda Yacht Harbour are the most comparable to the subject.  Although
there are various physical or locational differences these marinas offer good quality slips with similar
amenities either at the site ar nearby. Annual rates at Crown Bay are $25 .50 per foot per month and
at Virgin Gorda Yacht Harbour rates range between $24.00 and $36.00 per foot per month.

Rates at the subject are current being quoted at $26.75 to $32.00 per foot per month for seasonal
stays and $25.25 1o $30.50 per foot per month for annual leases. Transient rates are even higher
and ranges between $30.00 and $34.50 per foot per month. The subject’s historical and pro forma
segmentation are summarized as follows:

Another factor alfecting the overall slip rate is the percentage or mix of leases between annual,
seasonal and transient (less than 30 days). The subject’s historical and pro forma segmentation is as
follows:

SEGMENTATION
Year Annual Seasonal Transient
2005 53.2% 24.2% 22.6%
2006 50.6% 23.8% 25.6%
2007 Annualized 48.9% 18.2% 32.9%
CE Richard Ellis, Inc. Estimate 50.0% 24.0% 26.0%

Compiled by CBRE

The subject’s current dockage rates are summarized as follows:

QUOTED DOCKAGE RATES

Slip Length Annual  Seasonal  Transient
Current under 56' $25.25 $26.75 $30.00
Current over 54' $30.50 $32.00 $34.50

Compiled by CBRE

Annual dockage will tend to include a small portion with vessels in excess af 54°, while the seasanal
and transient are likely to include vessels under the 56" price range break. We have estimated the
10% of the annual dockage will be vessels in excess of 547, and 100% of the seasonal and transient
dockage will be vessels under 56”. Based on the dockage segmentation as supported by the subject’s
histarical segmentation and the current guoted rates with the weight placed on the various rates as

discussed, the subject’s historical and pro forma dockage rates are as follows:
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SLIP RATES
Year $/LF/Month
2005 §26.71
2006 $26.65
2007 Annualized $26.37
CB Richard Ellis, Inc. Estimate $27.00

Compiled by CBRE

The subject’s histarical slip rates are relatively consistent. The rate reflected for the 2007 annualized

amount is for the first five months of the year, just prior to the high peak fishing season of July through

September.  Seasonal dockage will increase during this time and the segmentation will begin to

resemble the historical percentage.

Considering o stabilized occupancy of B0% and an average dockage rate of $27.00 per foot per
month, the total dockage revenue is estimated to be $1,428,500, or $10,988 per slip. The schedule

below summarizes the historical dockage revenue as compared to our pro forma estimate.

DOCKAGE REVENUE

As a % of Total Per Available

Year Revenue Slip

2005 22.6% $10,195
2004 21.7% 510,827
2007 Annualized 24 8% 510,444

CB Richard Ellis, Inc. Estimate

21.6% 510,988

Compiled by CBRE

Although deckage revenue has varied in terms of the percenlage to total revenue, the amaunt per slip

has been relatively consistent. Our pro forma estimate is slightly higher than the most recent full year

and is considered reasonable based on the current quoted rates at the subject and the rates of the two

most comparable marina projects.
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The following location map and table of marinas summarizes the comparable data used in the

valuation of the subject property.

Addenda.

CARIBBEAN SEA

A detailed description of each transaction is included in the

SUMMARY OF COMPARABLE RETAIL RENTALS

Comp. Year Supated Expenge
Na, Properiy Hame Lacation Built Ches. GLA (5F)  Rental Rate Bogis
1 East End Mlazo Road 30 Acress from 56 John Ferry Dock, 2007 Leosewp 72,000 £50-545/5F Triphe Mot
Red Haoak, UW5YI
2 Fart Mylner Shopping Center Weymauih-Rhymer Highway and Turpantine Bun, 1968 L5 £ 26,200  §$21.00 57600 Triple Mat
Charlathe Amolie, LSV
3 Havenszight Moll Abong Side The Cruise Ship Dok, 1 9B 100% 240,000 54000 - $60.00  Triple Met
Charkathe Amolie, WSV
L] Lockort Gardens Shoppang Center Weymaouih-Ehymer Highway ond SR 313, 1972 9% BS.000  §$25.00 - 853100  Triple Mat
Charlatte Amolie, LSV
5 Miky Center Road 30 West Of Charlatte Amuolie, 1988 3% 123,787  $35.00 - £40.00 Gross
Charlathe Amolie, LSV
& Red Hook Ploza Red Hook Read Across From Amerkan Yacht 1978 100% 14,000 $28.00 - $32.00 Triphs Net
Harbor,
Red Haalk, WSYI
Sub).  Americon Yacht Morbar & Maring 5100 Red Mook, Quarter #2, 1992 1 00% 47 244
Pra 58, Thomos, UEVI
Ferme

Compiled by CHRE

B 2007 CB Richard Ellis, lne.
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The rentals utilized represent the best data available for comparison with the subject property. They

were selected from our research of comparable rentals on 5. Thomas.

AMALYSIS OF COMPETITIVE RETAIL/OFFICE PROPERTIES
Retail Comparable One

This comparable represents the newest retail/office development in the eastern portion of 5t. Thomas.
It is located across from the St. John/Tortola ferry landing and is currently under construction. The
center is reportedly 72,000 square feet. According to the leasing agent the quoted rents range
between $50 and 365 per square foot on triple net leases. He indicated two banks, several fast food
type restaurants and economic development companies have negotiated leases. The improvements
are concrete block and adequate parking will be available. Pass through is expected to be around
55.00 per square foot, with a properly tax exemption; however, if the exemption is not granted pass

through will increase to $8.00 per square foot.

In comparison to the subject, this properly was generally similar with respect to location, while
superior in age/condition, construction quality and income characteristics. Owerall, this comparable

was significantly superior in comparison to the subject and a downward adjustment was required.

Retail Comparable Two

This comparable represents a retfail/office development in the eastern portion of 5t. Thomas. It is
located just south of the Tu Tu Mall and is currently ?7.7% accupied. The center containg 264,200
square feet and has 11 tenants with space sizes ranging between 300 square feet and 4,800 square
feet. Currently there is a 1,500 square foot space for lease and an asking rate between $21 and $26
per square fool. Expense pass through is approximately $4.00 per square foot. The center was

originally constructed in 1946 and renovated in 1994,

In comparison to the subject, this property was generally inferior with respect to location,
age/condition and design and appeal. Owverall, this comparable was inferior in comparison to the
subject and an upward adjustment was required.

Retail Comparable Three

This comparable represents a government owned retail/oHice development adjacent to the cruise ship
docks, just east of Charlatte Amalie.  The center consists of several buildings and contains
approximately 260,000 sguare feet. Rental rates depend on the location within the center.  Rental
rates range between 325 and $30 per square foot for the office and back portion stores and $40 to
560 per square foot for space in high traffic locations catering to the cruise ship passengers. Expense

pass-through is estimated at $3.00 per square foot.
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In comparison fo the subject, this property was superior with respect o location, while regarded as
similar in age/condition and design and appeal. Overall, this comparable was inferior in comparison

to the subject and an upward adjustment was required.

Retail Comparable Four

This comparable represents a strip center near the Roy Schreider Hospital, just east of Charlotte
Amalie. The center was constructed in 1972 and was renovated in 19946, |t is considered to be in
good condition at this time.  The center contains approximately 85,000 square feet and tenants
include Kmart, Foot Locker, Furniture Werld and Banco Popular to name a few. Reportedly rental
rates in the center range between $26.00 and $31.00 per square foot, with expense pass through of

approximately 34 .00 per square foot.

In comparison to the subject, this properly was similar with respect to location, while regarded as
slightly inferior in age/condition and design and appeal. Overall, this comparable was slightly inferior

in comparison to the subject and an upward adjustment was required.

Retail Comparable Five

This comparable represents a mixed use project just west of Charlotte Amalie. The center was
constructed in 1988 and contains 123,787 square feet. |t is considered to be in good condition at
this time. Tenants include the United States Immigration and Naturalization Service and Bank af Mova
Scotia to name a couple. Reportedly, rental rates in the center range between $35.00 and $40.00
per square footl, on a gross lease basis. Considering pass-through is typically 34 to 35 per square

foot, the effective triple net lease equivalent is 330 to $36 per square foot.

In comparison fo the subject, this property was superior with respect o location, while regarded as
similar in age/condition and design and appeal. Overall, this comparable was slightly superior in

comparison to the subject and a downward adjustment was required.

Retail Comparable Five

This comparable reprasents a mixed use project across the street from the subject. The cenfer was
canstructed in 1976 and containg approximately 36,000 square feet. It is considered to be in
average condition at this time. Tenants include Ace Hardware, Banco Popular and Dusty's Love
Shack Restaurant as a pad, just te name a few. Reportedly, rental rates in the center range between
$28.00 and $32.00 per square foot, on a triple net lease basis. Expense pass-through is estimated at
$4.00 per square foot.

In comparison to the subject, this property was similar with respect to location and condition, while

inferior in design and appeal. The subject has a slight advantage over this comparable being situated
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on the water front side of Red Hook Road. Owverall, this comparable was generally similar in

comparison to the subject and no adjustment was required.

SUBJECT RENTAL INFORMATION

The following chart depicts the subject’'s most recent contract rates.

SUMMARY OF RECENT LEASES

Mew! Term Commence  Size Rental Rate Free Expense
Tenant Renewal [Mo.) Date [SF1  S/SF/Yr. S/Yr. Escalations Rent Reimb.
Actual Leases
Carib Qil Meaw 31 lan-07 371 53200 311,872 Yes Mo MMM
Sun Haven Realty Meaw 36 lan-07 371 53200 $11,8B72 Yes Mo Rl
Maojorie Roberts Maw 36 lan-07 292 531.97 59,335 Yes Mo MM
Lafayette Contractors Maw 24 Mar-07 885 532.00 %28,320 Yes Mo MMM
East End Café Maw 99 Dec-04 1,429 521.00 $30,009 Yes Mo MM
Lotus Asian Grill & Sushi  Mew 120 Oct-06 1,840 540,00 573,600 Yes Mo MM
Stout Realty Maw 36 Apr-056 800 53875 329,400 Yes Ma e
Matthew Lutz Renewal 36 May-07 1,500 S$27.00 540,500 Yes Mo ([
Subtotal Actual Lenses 7488 531.37 %234,908

Compiled by CBRE

Current asking rates are approximately $32.00 per square foot, which appears to be the appropriate
for the subject in relation to the comparables. Leases in Building F (East End Calé) command lower
rent due to the condition af the building improvements. The four most recent leases were negotiated
at rates between $31.97 and $32.00 per square foot, triple net. The leases exhibit escalation clauses
based on CPl or a maximum of 3% to 5%, depending on the negofiations. Spaces are leased as is
with no tenant finish allowance included. Lease terms ranged from three to ten years, which appear
cansistent with market terms.  Additionally, all of these recently signed leases were signed an a Iriple
net lease basis whereby taxes, insurance and common area maintenance are pass through to the
tenants on a pr-rata share basis.

MARKET RENT ESTIMATE

Considering the location of the subject, the most recently executed leases within the subject have

typically been consistent with trends exhibited in the competitive market and by the rent comparables.
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The subject’s is currently 100% occupied. Recent leases were negotiated at $32.00 per square foot
for space in Buildings A through E and $21.00 per square foot for space in Building F. The recently
negotiated leases are well within the parameters indicated by the market (currently $21.00 to $65.00
per square foot). Because of the lack of available space and a new center coming on line at the end
of the year across the street fram the subject, we have concluded a market rent far the retail and office
space in Buildings A through E at the same rate as the recent leases, or $32.00 per square foot.
Further, we have concluded a market rent for space in Building F and the space utilizing deck space
at $21.00 per square foot, in line with recent lease negotiations.

Base Rental Rate

The estimate of base rental rates is shown in the following chart.

BASE RENTAL RATES
Bldgs. A, B, C, D & Bldg. F & Marlin

Category E Deck
Subject's Quoted Terms $32.00 $21.00
Rent Comparable Data $21.00-565.00 $21.00-%65.00
CBRE Estimate $32.00 $21.00

Compiled by CBRE

Concessions

The estimate of concessions is shown in the following chart.

CONCESSIONS
Bldgs. A, B, C, Bldg. F & Marlin
Category D&E Deck
Subject's Quoted Terms Mone Mone
Rent Comparable Data Mone Mone
CERE Estimate Mone Mone

Compiled by CBRE

With occupancy at 98% in the surveyed comparable not in lease-up, demand is strong and

cancessions are not part of the leasing structure.

Reimbursements

The estimate of reimbursements is shown in the following chart.
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REIMBURSEMENTS
Bldgs. A, B, C, Bldg. F & Marlin
Category D&E Deck
Subject's Quoted Terms MMM MMM
Rent Comparable Data MMM & Gross  NHNM & Gross
CBRE Estimate NNN NNN

Compiled by CBRE

Only one comparable reported a lease structure other than triple net. Indicating this type of lease

structure is predominate in the market and accepted by tenants.

Escalations

The various rental rates for the subject are base rates and do not include potential annual escalations.
At the prasent time, annual escalations are based on CPl with maximums increases ranging between
3% and 5%. As such, we have concluded market rental escalations of 3% annually over the term of

the lease.

Tenant Improvements

The estimate of tenant improvements is shown in the following chart.

TENANT IMPROVEMENTS
Bldgs. A, B, C, Bldg. F & Marlin

Category D&E Deck
Subject's Quoted Terms
Mew Tenants $0.00 $0.00
Renewals $0.00 $0.00
Rent Comparable Data
Mew Tenants $0.00 $0.00
Renewals $0.00 $0.00
CERE Estimate
Mew Tenants 50.00 50.00
Renewals 50.00 50.00

Compiled by CBRE

In every case where vacant space was available in one of the comparables the space was marketed in
it's as is condition with no tenant improvements allowance included. This is also the case at the

subject. As such, we have not considered any tenant imprevements allowance.

Lease Term

The estimate of lease terms is shown in the following chart.
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LEASE TERM
Bldgs. A, B, C, Bldg. F & Marlin
Category D&E Deck
Subject's Quoted Terms 2-10YRS 3-10YRS
Rent Comparable Data 3-5YRS 3 -5YRS
5 YRS 5 YRS

CBRE Estimate

Compiled by CBRE

Lease terms vary within the subject, as well as the comparables. The most common lease term was

found to be five years.

MARKET RENT CONCLUSIONS

The following chart depicts the market rent conclusions for the subject:

MARKET RENT CONCLUSIONS

Bldgs. A, B, C, Bldg. F & Marlin

Category D&E Deck
GLA |SF) 40,807 6,537
Percent of Total 5F B6.2% 13.8%
Market Rent ($/5F/Yr.) $32.00 $21.00
Concessions Mone Mone
Reimbursements NNM NNN
Annual Escalation CPIl-U CPI-U
Tenant Improvements [New Tenants) $0.00 $0.00
Tenant Improvements (Renewals) $0.00 $0.00
5 Years 5 Years

Average Lease Term

Compiled by CBRE

© 2007 CB Richard Ellis, Inc.
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RENT ROLL ANALYSIS

The subject’s rent roll is illustrated as follows:

RENT ROLL ANALYSIS

Saiibg Leose Lesosa Term Size (GL&) Caniroct Rental Bote Trash L TN CAM
Fa Turimnt Skart Expiration  |Mas] 5F % Takal  S/SFYr 5, 5 5% 555FYr
A1-1 Maptune Fishing Supplies Aug-04 Jul-0% 40 ar 1.8% 32%.83 $25,754 3900 33811 54.38
A2 | b Jon-0& Dec-08 14 an 0.8% £34.50 12,800 La00 £1.577 8425
A1-3 Firsd Bonk V1 Qect-02 Oet-D 49 3N Q.8% 33517 $13,050 3300 31,4655 54,46
A1-4, 5, Deck  Trodewinds Facd Ca. Mar-01 Frlb-11 120 1,642 3.5% 537.48 547,544 §1.500 560979 5425
a2 Island Maeting & Incentives Dac-%8 Mowv-DE e 841 1.8% 533.62 SIE.279 £300 £1,759 54.47
az-7 Carib Qil Jan-07 Jul-0% N 3n 0.8% 532.00 511,872 5300 51577 5425
AZ-TRD Sur Horemn Boally Jan-07 Dlec-09 & amn 0.8% 532.00 511,872 300 51,577 5425
A2-4 Fhagorie Roberts Jan-07 Dec-09 35 292 0.4% 331.97 39,234 0 £1.241 5425
A2-5 Mhalizan Melson/ Kncls Away Mear-05 Feb-08 kL] 350 0.7% .o 57504 300 51,488 5425
AZ-8 Islonds Yochi Charters, Inc. Agr-0& -8 24 37 0.8% L kR $12,238 600 $1.577 5425
a2-7 Lofayete Comroschars, LLE Mar-07 Feh-0% 24 8B5S 1.9% $32.00 $28,320 £300 £3.741 5225
A£3-1 Corporabe Serdces Group Sop-03 Dhec-10 a8 &R 2.0% 52315 527,412 in 54174 5425
BI1-E Island Yacht Charters, Inc. Apr-0& M08 24 400 0.8% 31728 36,913 600 £1,700 %425
BT 2 Antilles Yochting Corp. Jul-02 M08 &9 3,080 &.5% 122,43 40 702 L800 811,550 8375
B2-4E35 Stgut Really Apr-06 g9 kL) anp 1.7% 336,75 F27 400 3300 33400 5425
210 Caphain Moutica Jan-00 Diec- 06 a4 [l 1.7% 132,40 £25,022 £300 £1.400 5425
B2.7 Lodus Asion Gelll & Sushi DOet-0d Sep-16& 120 1,840 3.9% S40.00 §73.5%4 £1,200 7824 5425
B3-16&2 C-Bay, Inc. Jan-04 Dec-09 7 3,504 T.l% 319.68 568,951 51,800 514897 5425
BlILES Finoncial Trust Co. Lop99 Aug-09 130 2 800 5.9% 12678 74,082 LE00 311,900 %425
Cl-6 Trust Asset Management Jan-02 Drec-07 72 4000 12.7% 322.00 132,000 £1,200 826820 5447
c3-1 Dialphin Draoms Apr-99 M- 120 21w 1.8% 334 $28,704 300 53,568 5425
2.2 Counl Signs Sop-02 tor- 09 e ae2 1.9% S28.08 £25,044 0 1. 5425
C1-3 Sally Smith Sop-02 Aug-07 &0 arn 0.8% 51547 37,244 180 5B3T 52.25
C2-4 Red Hook Video Store Apr-03 -8 a0 arn 1.9% 37659 73,6640 600 $3.783 5425
C25 Purety Pows, LLC Moy-03 Apra11 kL] S00 1.1% 32383 511,914 £300 2,125 5425
C1-6 E J Mhoxe Har-04 Feb-0F E.1u] 514 1.1% 52718 513,742 in 52,047 5397
c2-7 Fhatthew Lotz Mop-07 Apr-10 kL) 1,500 32% 327.00 540,500 5600 36,375 5425
cl.8 Thi Cospitari Scheal Jun-05% Mhay-0R 14 522 1.1% 12754 £14,2040 £300 12219 8425
C3-14, Deck  Islond Time Jual-04 Jun-03 &0 1,367 2.9% 31849 $25,2748 500 35,810 5425
on-1 Irelond-32 Apr-9F M- 120 37 7.9% 318,34 568,30 51,800 515827 5425
Morkin Deck Lotie's in Porodise Oct-05 Sep-0& 12 100 0.4% 320,00 6,000 LE00 $1.275 8425
E1-1 CT5 Enbarpeises, Inc Aug-F% Ml-08 108 1,035 2.2% 330,75 531,823 51,200 34399 5425
E1-2 CT5 Enbarpeizns, Inc Fab-03 Jul-08 46 345 0.7% 51937 510,087 in 51397 5405
E2-1 Springline, LLC Aug-02 Jul-08 72X 1,380 2.9% 2401 533,544 £800 £5,845 5425
F1-1 La Providence, Ine, Moe-01 Ced-08 &0 238 1.8% 514,04 §11,785 600 53,570 5428
FZ-1 Anita-Beoves-George Fab-035 Jar-04 kL] 1,670 3.9% 310.81 534,753 600 37100 5425
F2-2 Enst End Cofie Croc-04 Feb-15 29 1,428 3.0% 521.00 530,009 30 L6073 5225
F2-3 East End Cohs Har-05 Frb-15 130 7,300 4. 9% 520,01 546,027 51,800 58,050  53.50
Occupied Subkotals 47,344 100.0% 32513 1,189,758 £22,380 S198.703 5420
Praperty Tatals - Controct Rent 47 344 100.0% 32513 %1,18%.758 5420
Froperhy Tolols - Market Rent 47, 344 100.0% 53048 51 443000 53.00

Comgiled by CRRE

As noted, the overall average contract rent at the subject is currently $25.13 per square foot. Our

pro forma estimate of $32.00 and $21.00 per square fool results in an overall average rent at

530.48 per square foot. Although the leases have escalation clauses in the lease structure, many

were negotiated several years ago at a time when Red Hook was not noticed as a retail/office area

and the condition of the subject was inferior to the current condition.

Anticipated Changes/Rollover to Rent Roll

The general manager reported no significant anticipated changes to the rent roll due to tenant

defaults and/or non-renewals or major new leasing activity.

B 2007 CB Richard Ellis, lne.
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POTENTIAL INCOME CONCLUSION

Within this analysis, potential rental income fram the refail/office improvements and the marina are

estimated based upon the farward locking market rental rates aver the next twelve maonths.  As such,

the retail/office rental income considers any escalation of rents during the next twelve months. This

method of caleulating rental income is most prevalent in the local market and is consistent with the

method used to derive overall capitalization rates from the comparable sales data. The following

schedules summarize the potential marina and contract retail/office income as a percentage of tatal

revenue to the subject as well as on a per slip basis and per square foot basis, where applicable.

DOCKAGE REVENUE

As a % of Total

Per Available

Year Revenue Slip
2005 22.6% 510,195
2006 21.7% 510,827
2007 Annualized 24.8% $10,444
CB Richard Ellis, Inc. Estimate 21.6% 510,988
Compiled by CBRE

RETAIL/OFFICE RENTAL INCOME

As a % of Total

Year Revenue $/SF
2005 17.8% $22.05
2006 16.8% $23.07
2007 Annualized 19.1% $22.00
CB Richard Ellis, Inc. Estimate 18.1% $25.30

Compiled by CBRE

Projected Fuel Sales Revenvue

As would be expected, fuel sales revenue is dependent on the number of slips at a particular marina,

and can vary according fo specific marina layouts and management. The subject’s histarical financial

data is presented in the following table.

FUEL SALES REVENUE

As a % of Total

Per Available

Year Revenue Slip

2005 42.7% 519,265
2006 44.2% $22,063
2007 Annualized 38.9% 516,368
CB Richard Ellis, Inc. Estimate 42.3% 521,538

Compiled by CBRE
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The subject’s historical fuel sales has been consistent and provides good support for aur pre forma
estimate of the diesel and gas fuel sales at the subject. The 2007 annualized amount is lower as the
peak fishing seasons July through September were obviously not yet included. Fuel storage capacity is
30,000 gallons of diesel in one tank and 10,000 gallons of gassoling in four storage tanks. In-deck
fueling is available to slips in A, B & C Docks. Our pro forma estimate is supported by the subject’s

historical financial data.

Utility Sales Revenue

The subject sells electricity and water to the docks and water and trash removal to the retail/office
tenants.  With its own desalination plant, the water sales are source of net profit, as well as the
revenue above the cost of the trash removal and electricity. The subject’s historical financial data is

presented in the following table.

UTILITY SALES - DOCKS REVENUE

As a % of Total Per Available
Year Revenue Slip
2005 6.9% £3,131
2006 7.5% 53,766
2007 Annualized 7.3% £3,051
CB Richard Ellis, Inc. Estimate 7.5% 53,846

Compiled by CBRE

UTILITY SALES - RETAIL/OFFICE REVENUE
As a Yo of Total

Year Revenue $/SF
2005 2.5% $3.16
2006 2.3% $3.10
2007 Annualized 2.3% $2.60
CB Richard Ellis, Inc. Estimate 2.4% $3.34

Compiled by CBRE

Merchandise Sales Revenue

The subject's merchandise sales revenue has been relatively consistent over the past two plus years.
This revenue category includes sales of miscallaneous items including, snack food, drinks, T-shirts and
other clothing, small boating needs, ete. The subject historical merchandise sales revenue is detailed

as follows:
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MERCHADISE REVENUE

As a % of Total Per Available

Year Revenue Slip

2005 1.4% 5628
2006 1.5% §735
2007 Annualized 1.8% §739
CB Richard Ellis, Inc. Estimate 1.4% 5731

Compiled by CBRE

Storage Rental Income

The subject currently has 36 storage units with an additional 23 planned for the near future. Three of

the spaces will nat be available for lease as they are ulilized by the owners for storage. The current

rent roll for the 33 leased storage units indicates month revenue of 55,785, The new units will be

lease at an average rate of $80 per square foot for the 586 square feet fo be added, resulting in
annual revenue from storage unit leasing of $104,580, rounded to $105,000. The subject’s

histarical financial data is presented in the fallawing table:

STORAGE RENTAL INCOME

As a % of Total Per Available

Year Revenue Slip

2005 1.3% $577
2006 1.1% $546
2007 Annualized 1.2% %484
CB Richard Ellis, Inc. Estimate 1.6% 5808

Compiled by CBRE

The increased in the pro forma estimate is due to the addition of the new units.

Parking Income

The parking arrangement at the subject is based on first come first serve; however, most of the spaces

in the parking garages are leased on a monthly basis.

presented in the following table:

The subject’s historical financial data is

© 2007 CB Richard Ellis, Inc.
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AMERICAN YACHT HARBOR & MARINA INCOME CAPITALIZATION APPROACH

PARKING INCOME
As a % of Total

Year Revenue S/SF
2005 0.7% 50.82
2006 0.8% $1.07
2007 Annualized 0.9% 51.00
CB Richard Ellis, Inc. Estimate 0.8% 51.06

Compiled by CBRE

CAM Reimbursement

The leasing structure for the retail and office tenants calls for triple net leases whereby operating
expense including real estate taxes, insurance and commen area maintenance are pass through to the
tenants as additional rent. In this instance the majority of the CAM expense is insurance and a small
amount of the repairs and maintenance expense. The subject’s historical financial data is presented

in the following table:

CAM REIMBURSEMENT
As a % of Total

Year Revenue %/SF
2005 3.6% $4.43
2006 3.3% 54.56
2007 Annualized 3.2% 53.68
CB Richard Ellis, Inc. Estimate 3.65% 55.11

Compiled by CBRE

Our estimate considers an increase in the insurance expense and o slight increase in the repairs and

maintenance expense.

Miscellaneous/Other Income

Miscellaneous or Other Income is derived from sources such as boat services, finance charges to

vessals, ete. The subject’s historical Other Income is detailed as follows:

OTHER INCOME REVENUE
As a % of Total Per Available

Year Revenue Slip

2005 0.6% 5274
2006 0.8% 5408
2007 Annualized 0.7% 5283
CB Richard Ellis, Inc. Estimate 0.8% 5385

Compiled by CBRE
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EXPENSE PROJECTIONS

In order to estimate the operating expenses applicable to the subject, we have reviewad the subject’s
histarical data. The following table summarizes the subject’s historical data:
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AMERICAN YACHT HARBOR & MARINA INCOME CAPITALIZATION APPROACH

SUBJECT HISTORIAL OPERATING HISTORY

Year 2005 2004 2007 Annualized

Mo. Slips 130 130 130

Total LF Occupied (Slips) 1,509,285 1,606,512 1,566,151

Avg. 5lip Oecupancy 75% B0% 78%

Avg. Slip Rate/LF $0.88 $0.88 50.87

Tatal % Rev  3/Slip Tatal % Rev  §/Slip Total % Rev  5/5lip

Revenuves
Dockage $1,325 322 22.6% 510,195 $1,407,539 21.7% 310827 51,357,754  24.8% 510,444
Fuel Sales 2,504 485 42 7% 19245 2,868,191 44.2% 22063 2127778 389% 15,348
LUility Soles - Docks 407 080 9% 3131 489,544 7E% 3748 394,689 7.3 3081
Lility Sales - Retail/ Ofhce 149 43%9 2.5% 1,150 146,781 2.3% 1,129 123,264 2.3% 248
Merchodise 81,631 1.4% 628 25 541 1.5% Fis 94,007 1.8% 739
Retail/Office Rental Income 1,044 07 & 17.8%  BO31 1,092,002 16.8% B.400 1,041,617 191% 8012
Storage Rental Income 75,034 1.3% 577 70,982 1.1% 544 &2 892 1.2% 484
Parking Income B 918 0.7% e 50,430 0.8% 388 47 575 0.9% k1.3
CAM Reimbursement 209,943 3.6% 1415 215,720 3.3% 1,659 174,302 3.2% 1,341
OHher Income 35,623 0.6% 274 53,077 0.8% 408 34,732 0.7% 283

Tolal Revenuves 55,871,531 100.0% $451485 56 489 TARY  100.0% 549 921 55,464,613 100.0% 542,035

Cost of Sales”
Dackoge 5319 B58 12.8% 52460 $365 268 26.0% 52810 297,070 11.9% 52,285
Fuel 1,82% 804 7318 14075 2022214 70.5% 15555 1,494 6386 F0.2% 11,497
Utilities - Docks 167 435 41.1% 1,288 198,877 40, 6% 1,530 139817 352% 1,074
Utilities - Retail/Office 71,048 48 7% 554 71,522 48 7% 550 461,603 50.0% 474
Merchandiss 47 515 58.2% 346 53,147 55.6% 409 51,228 53.4% 394
Rekail/Office 257 498 24.7% 1,981 267,486 24.5% 2058 224,791 11.8% 1,729
Miscellaneous Operating 11,582 32.5% aw 16,309 0. 7% 125 14,539 39.8% 12
Guaranteed Payment - P Dok 112987 1.9% B&% 116,311 2.0% B95 105,269 1.8% Bl10

Total Cost of Sales 52 818,705 48.0% %521 682 £3,111,154 47 9% 523932 52,388 953 43.7% 518,377

Gross Operating Income $3,052 B2& 52.0% %23 483 £3,378,635 52.0% 825 9%0 53075660 553% %$23459

Unallocated Expenses

LHilifies 571,822 1.2% 5552 589 471 1.4% S$68E £463,960 1.2% 5492
Repair & Maintenance 52 880 0.55% 407 55,928 0.9 430 £43 342 0.8% 333
Marketing 41 228 0,75 nr 53,234 0.B% 410 £53,789 1.0% 414
Maonagement Fee 104 513 1.8% BO4 116,383 1.8% B95 $396,773 7.3% 3,052
Administrative & General 253172 4 3% 1,947 324,580 5.0% 2497 141,131 2.9% 1,23%
Gross Receipts Tax 102,855 1.8% 791 118,550 1.8% 912 89,830 1.6% &91
Payrall 301,108 51% 2,316 304,527 4.7% 2343 §276,434 50% 2,128
Lond Lease &a1.582 1.0% 474 1,569 0.9% 474 £54 480 1.0% 419
Total Unallocated Expenses $989.140 16.6% §$7.609 51,124 244 17.3%  $6 648 51,139,738 209% 58,747
Income Before Fixed Expenses 52,043 684 35.1% $15875 $2 254 391 34.7% 517 341 51,935,922 354% $14,892

Fized Expenses

Real Estate Toxes - 0.0% - - 0.0% - - 0.0% -

Praperty Insurance 426 287 - 3279 431,039 b6% 3314 245993 4.5% 1,892

Struciural Reserves . 0.0% - . 0.0% - - 0.0% -
Total Fixed Expenses 426 287 F3% 53279 431,039 b.6%  $3316 245 993 4.5% 51,892
Total Expenses 54,234 132 72.1% %$32,570 $4 666,437 71.9% 5358946 53,774 684  69.1% $29.038
Met Operating Income 51,637,399 27.9% 512,595 51,823,352 28.1% 514,026 51,689,929 30.9% 512,999

Annualized Amounts Represent 5 Montha (lan. through May 2007

* Except for guoranteed poyment for F Dock, the costs of sales percentoges reprasent the percentoge of costs as reloted fo the respective soles from
that department.

Spurce: Operofing Siotements
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AMERICAN YACHT HARBOR & MARINA INCOME CAPITALIZATION APPROACH

The subject’s historical data reflects general consistency in most all categories. Due to the mixed use
nature of the subject, a direct comparison with marinas or retail/office properties would not be
possible. As such, we have relied upon the trends established at the subject, which reflect a consistent

and well managed operation.

COST OF SALES
Dockage Cost of Sales

Dockage cost of sales involves the payroll and payroll expenses associated with a portion of the
maintenance personnel and operational personnel used at the dock and the fuel dock. The table

helow details the subject’s historical cost of sales for this departmental category.

COST OF SALES - DOCKAGE
As a % of Dept. Per Available

Year Revenue Slip

2005 12.8% $2.460
2006 26.0% £2.810
2007 Annualized 21.9% £2,285
CB Richard Ellis, Inc. Estimate 23.8% 52,615

Compiled by CBRE

Fuel Cost of Sales

In this instance, the cost of sales is related to the cost of the fuel delivered to the site for resale. The

table below details the subject’s historical cost of sales for this departmental category.

COST OF SALES - FUEL
As a % of Dept. Per Available

Year Revenue Slip

2005 73.1% 514,075
2006 70.5% 515,555
2007 Annualized 70.2% 511,497
CB Richard Ellis, Inc. Estimate 70.5% $15,192

Compiled by CBRE

Utilities Cost of Sales

The subject operates its own desalination plant for water to the various components. In addition, the
cost of trash removal is included or the refail/office tenants and electricity is included for this service

provided to the docks.
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COST OF SALES - UTILITIES - DOCKS
As o % of Dept. Per Available

Year Revenue Slip

2005 41.1% $1,288
2006 40.6% $1,530
2007 Annualized 35.2% $1,0746
CB Richard Ellis, Inc. Estimate 40.0% 51,538

Compiled by CBRE

COST OF SALES - UTILITIES - RETAIL/OFFICE
As a Y ot Dept.

Year Revenue 5/5F
2005 48.2% $1.52
2006 48.7% $1.51
2007 Annualized 50.0% $1.30
CB Richard Ellis, Inc. Estimate 46.2% %1.54

Compiled by CBRE

Merchandise Cost of Sales

The merchandise sold at the subject consists of T-shirts, minor and small boat parts and accessories,
and various marine related items. The table below details the subject’s historical cost of sales for this

departmental category.

COST OF SALES - MERCHANDISE
As a % of Dept. Per Availoble

Year Revenue Slip

2005 58.2% 5364
2006 55.6% 5409
2007 Annualized 53.4% 5394
CB Richard Ellis, Inc. Estimate 55.3% 5404

Compiled by CBRE

Retail /Office Cost of Sales

Retail/office cost of sales invelves the payroll and payroll expenses associated with a portion of the
maintenance personnel and operational personnel used at the building improvements. The table

helow details the subject’s historical cost of sales for this departmental category.
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INCOME CAPITALIZATION APPROACH

COST OF SALES - RETAIL/OFFICE

As a % of Dept.

Year Revenue 5/5F
2005 24.7% $5.44
2006 24.5% $5.65
2007 Annualized 21.6% $4.75
CB Richard Ellis, Inc. Estimate 22.4% 55.66

Compiled by CBRE

Miscellaneous/Other Income Cost of Sales

This category includes the cost of items used for boat services. The table below details the subject’s

historical cost of sales for this deparmental category.

MISCELLANEOUS OPERATING

Az o % of Dept. Per Available

Year Revenue Slip

2005 32.5% 589
2006 30.7% $125
2007 Annualized 39.46% 5112
CB Richard Ellis, Inc. Estimate 34.0% 13

Compiled by CBRE

Guaranteed Payment - P Dock

P Dock is leased to the owner's of the subject property through a management agreement. The

agreement calls for monthly payments escalated annually based on CPl. The current manthly rate is

39,925, increasing in August 2007.

GUARANTEED PAYMENT - P DOCK

As o "o of Total Fer Available

Year Revenue Slip

2005 1.9% 5869
2006 2.0% 5895
2007 Annualized 1.8% 5810
CB Richard Ellis, Inc. Estimate 1.8% 5939

Compiled by CBRE

We have estimate the guaranteed payment at 39,925 for the next two months with an increase in

August at 3% for the remaining 10 months.
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Unallocated Operating Expenses

Unallocated operating expenses are typically not directly related to an associated revenue source, but

can be compared on the basis of total revenues far similar types of marinas.

theretore comparad and estimated as a percentage of total revenues.

Utility Costs

These expenses are

Utility costs include the expenses incurred in providing electric, water and sewer to commaon areas.

The subjects projected expense as o percentage of total revenues, on a per available slip basis are

summarized below:

UTILITIES EXPENSE

As a % of Total

Per Available

Year Revenue Slip

2005 1.2% $552
2004 1.4% 5488
2007 Annualized 1.2% 5492
CB Richard Ellis, Inc. Estimate 1.1% 5580

Compiled by CBRE

The stabilized estimate is based on the net utility cost to the un-metered common areas ol the

propearty.

Property Repairs and Maintenance

Property repairs and maintenance includes all labor costs not previously allocated, benefits, and

supplies associated with repairs and maintenance, and landscaping. The subject's projected expense

ns a percentage of total revenues, and on per available slip basis is summarized as fallows:

REPAIR & MAINTENANCE EXPENSE

As a % of Total Per Available
Year Revenue Slip
2005 0.9% $407
2006 0.9% 5430
2007 Annualized 0.8% $333
CB Richard Ellis, Inc. Estimate 0.9% 5458

Compiled by CBRE

In estimating stabilized maintenance and repairs expenses for the subject property, we have

cansidered the subject’s actual histerical data. Our pro forma estimate is slightly above the histarical

amount and considers the type of construction and required maintenance to keep the structures and

dock in good operational condition.
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Marketing Expenses

Marketing expenses include advertising, public relations, and direct marketing costs.  This expense
includes both the labor companent as well as actual hard costs. The subject's projected expense as a

percentage of total revenues is summarized as follows:

MARKETING EXPENSE
As a % of Total Per Available

Year Revenue Slip

2005 0.7% 5317
2006 0.8% 5410
2007 Annualized 1.0% 5414
CB Richard Ellis, Inc. Estimate 0.9% 5458

Compiled by CBRE

An increase in the marketing expense may help maintain the estimated rent levels and cccupancy at

the retail/office portion of the subject as well as the docks.

Management Fees

Management fees for marinas typically range from 3.0% to 6.0% of total revenues. We have
cansidered the subject properly consuming a reasonable amaount of the owner's time for task such as
hiring personnel, directing the operations and generally overseeing the investment. These tasks
typically are the task covered under the management fees. Our pro forma manogement fees are

shown as follows:

MANAGEMENT FEE EXPEMNSE
As a % of Total Per Available

Year Revenue Slip

2005 1.8% 3804
2006 1.8% 3895
2007 Annualized 7.3% $£3,052
CB Richard Ellis, Inc. Estimate 4.0% 52,039

Compiled by CERE

Historically, the subject has incurred management expenses of 1.8% of total revenues; however, in
2007 the management fee was increased to 8% of total revenues. This is beyond the range typically
seen and was not utilized in estimating the typical marketing expense. We feel the subject property
should provide for @ management fee near the middle of the typical range and have based this

expense on 4% of total revenues.
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Administrative and General Expenses

Administrative and general expenses include onsite office operation costs, security, sign rentals, cradit

card commissions, accounting and legal costs, and any other costs nat directly attributed to a specific

departmant or other expense category. The subject's histarical and projected expense as a percentage

of total revenues and per available slip is summarized below:

ADMINISTRATIVE & GENERAL EXPENSE

As a % of Total Per Available
Year Revenue Slip
2005 4.3% $1,947
2006 5.0% $2.,497
2007 Annualized 2.9% £1,239
CB Richard Ellis, Inc. Estimate 3.0% $1,529

Compiled by CBRE

The stabilized estimate is primarily based on the subject’s actual historical data as a percentage of

total revenue,

Gross Receipts Tax Expense

This expensa includes the taxes imposed by the local government an revenue received from all sources

except fuel. The subject's historical and projected expense as a percentage of total revenues and per

available slip is summarized below:

GROSS RECEIPTS TAX

As a "o of Total

Fer Available

Year Revenue

20035 1.8%
2006 1.8%
2007 Annualized 1.6%
CB Richard Ellis, Inc. Estimate 1.8%

Compiled by CBRE

Payroll Expense

Payroll Expense includes all personnel need to prudently manage and operate a retail/office project

and marina, as well as payroll taxes and benelits. This category includes payroll and payroll expense

not allocated to any specific department. The subject’s payroll expense is as shown as follows:
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PAYROLL EXPENSE
As a % of Total Per Available

Year Revenue Slip

2005 5.1% $2,316
2006 4.7% $2,343
2007 Annualized 5.1% £2,126
CB Richard Ellis, Inc. Estimate 4.8% 52,447

Compiled by CBRE

Land Lease

This expense includes the lease payments to the Coastal Zone Management Commission for the

submerged land on which the marina is constructed. The subject’s land lease expense is as shown as

fallaws:
LAND LEASE
As a % of Total Per Available

Year Revenue Slip
2005 1.0% 5474
2004 0.9% 5474
2007 Annualized 1.0% 5419
CB Richard Ellis, Inc. Estimate 0.9% 5474
Compiled by CBRE

Fixed Charges

Fixed charges are typically not directly related to an associated revenue source, and are typically not
camparad an the basis of total revenues for similar types of marinas. These expenses are therefore
not typically compared, but have been estimated as a percentage of total revenues for illustration

purposes.

Real Estate Toxes

Real estate taxes are a function of the assessor's estimate of value. In this instance, the subject is
exempl from real estate taxes until December 31, 2011, We have further assumed the exemption will

be extended and the 100% exemption from real estate taxes will continue.

Insurance Casts

Insurance costs include liability and property damage but exclude morigage insurance. The subject's

projected expense as a percentage of total revenues is summarized below:
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PROPERTY INSURAMNCE EXPENSE
As a % of Total Per Available

Yeor Revenue Slip

2005 7.3% £3,279
2006 &.6% £3,316
2007 Annvalized 4.5% 51,892
CB Richard Ellis, Inc. Estimate 7.0% 53,577

Compiled by CBRE

The subject’s historical expense is in line with the historical insurance premiums.  According to the
general manager and a review of the 2007 budget, insurance expense is expected to increase to
approximately $465,000 per year. Our pro forma estimate is based on the new, higher premiums
due to take effect in June 2007,

Structural Reserves

Structural reserves account for the replacement of shorl-lived ilems, including the ships store/office
building roof, mooring pylons and dockage. This expense has been estimated in terms of a

percentage of total revenue. The estimated structural reserves are summarized as follows:

STRUCTURAL RESERVES
As a Te of Tofal Fer Available

Year Revenue Slip

2005 0.0% 50
2006 0.0% 50
2007 Annualized 0.0% S0
CB Richard Ellis, Inc. Estimate 0.9% s466

Compiled by CBRE

Raserves were based on 350.25 per square foot for the building improvements and 1% of the total

revenues from marina operations.

OPERATING EXPENSE CONCLUSION

The subject’s expense history and the pro forma estimate are detailed as follows:

TOTAL EXPENSES
As a % of Total Per Available

Year Revenue Slip

2005 72.1% $32,570
2006 71.9% $35,896
2007 Annualized 469.1% $29,036
CB Richard Ellis, Inc. Estimate 71.4% 536,390

Compiled by CBRE
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Total expenses are slightly higher than histerical data due fo higher insurance and the inclusion of

structural reserves.

NET OPERATING INCOME CONCLUSION

The subject’s net operating income histary and the pro formao estimate are detailed as follows:

MNET OPERATING INCOME
As a % of Total Per Available

Year Revenue Slip

2005 27.9% 512,595
2006 28.1% 514,026
2007 Annvalized 30.9% §12,999
CB Richard Ellis, Inc. Estimate 28.6% 514,583

Compiled by CBRE

As a percentage of total revenues, the projected net income for the subject is above the historical
data. Our pro forma estimate is approximately 4% higher than the most recent histarical amount,
reflective of the escalations in the lease rates for the retail/office space and slightly higher dockage
rates. Thus, based on the line iterm analysis of the income and expense estimates utilized, our

conclusion is considerad reasonable.

DIRECT CAPITALIZATION

Direct capitalization is a methad used to convert a single year's estimated stabilized net aperating
income into a value indication.  The following subsections represent different technigues for deriving

an overall capitalization rate for direct capitalization.

Comparable Sales

The overall capitalization rates (OAR's) confirmed for the comparable sales analyzed in the Sales
Comparison Approach are as follows:

COMPARABLE RETAIL CAPITALIZATION RATES

Sale Sale Price
Sale Date $/SF Occupancy OAR
1 Feb-01 $313.64 100% 0.00%
2 Feb-01 $306.13 100% 0.00%
3 Jun-07 $249.09 100% 8.49%
4 Jun-07 £$210.10 0% 0.00%
Indicated OAR: 89% B8.50%

Compiled by: CBRE
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COMPARABLE MARINA CAPITALIZATION RATES

Sale Sale Price
Sale Date $/SF Occupancy OAR
1 lan-05 %131.810 0% 0.00%
2 Jul-05 $47.619 8% 8.89%
3 Feb-06& 598,958 0% 0.00%
4 May-06 $90.,909 0% 0.00%
Indicated OAR: 89% 9.00%

Compiled by: CBRE

There was very littlle data available in either marina sales or refail/office sales. Only one sale from
each category indicated an overall rate. The overall rate for the retail/office sale is a small center with
only 12 tenants as apposed ta 38 tenants at the subject. A larger number of tenants, all else being
equal, increases the risk associated with the income stream.  As such, the overall rate for the
retail/office aspect of the subject should be slightly higher than the only indication from the sales. On
the marina side, the only sale indicating an overall rate has some slips out of service at the time of
sale. As such, the pro forma income was lower, resulting a slightly lower overall rate. Based on the
limited data from this comparison, very litle emphasis was placed on the overall rate indicated by

improved sales.

Published Investor Surveys

The results of the most recent Nafional Investor Survey, published by CBRE, are summarized in the
following chart.

OVERALL CAPITALIZATION RATES

Investment Type OAR Range Average
CBRE Strip Centers
Class A 6.50% - B.50% 7.33%
Class B 7.00% - B.50% 7.79%
Class C 8.00% - 9.00% 8.50%
Korpacz Strip Shopping Center
Mational Data 5.80% - 9.00% 7.27%
Indicated OAR: 9.00%

Souvrce: CBRE Mational lnvestor Survey & Korpacz Real Estate Investor Survey

The subject is considered to be a Class B/C property primarily due to its location on the far eastern
end of 5t Thomas and a distance away from the major retail and office developments such as
Havensight and Charlotte Amalie. Because of the subject’'s somewhat remote location, an OAR near
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INCOME CAPITALIZATION APPROACH

the upper portion of the range indicated by Class C properties in the preceding fable is considered

appropriate.

Band of Investment

The band of the investment technique has been utilized as a cross-check to the faregoing technique.

The analysis is shown in the following table.

BAND OF INVESTMENT

Mortgage Interest Rate

Mortgoge Term [Amortization Period)
Mortgage Ratio [Loan-to-Yalue)
Mortgage Constant

Equity Capitalization Rate

Mortgage Requirement
Equity Requirement

Indicated OAR:

0.08102
0.12000

0.06077
0.03000

0.09077

2.10%

Compiled by: CBRE

CAPITALIZATION RATE CONCLUSION

The following table summarizes the OAR conclusions.

OVERALL CAPITALIZATION RATE - CONCLUSION

Source

Indicated OAR

Comparable Sales - Retail
Comparable Sales - Marinas
Mational Investor Survey
Band of Investment

CEBRE Estimate

8.50%
9.00%
9.00%
9.10%
9.00%

Compiled by: CBRE

DIRECT CAPITALIZATION SUMMARY

A summary of the direct capitalization of the subject at stabilized occuparncy is illustrated in the

following table.

© 2007 CB Richard Ellis, Inc.
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DIRECT CAPITALIZATION SUMMARY - DOCKS & RETAIL/OFFICE

Neo. Slips 130
Total LF Occupled 1,609 212
Rate/LF 30.89
Bvg. Occupancy BO.0%
% Rev  5/Awail. Slip Total
Revenues
Dockage 21.6% 10,988 51,428,500
Fuel Sales 42.3% £21538 2,800,000
Utility Sales - Docks 7.5% 53,845 500,000
Utilities - Retail/ Office 2.4% 51,215 158,000
Merchadise 1.4% 5731 5,000
Retail /Office Rental Income 18.1% 59,215 1,197,902
Storoge Rental Income 1.6% 5808 105,000
Parking Income 0.8% 5385 50,000
CAM Reimbursament AT% 51,842 242,000
Hher Income 0.8% 5385 50,000
Total Revenues 100.0% $50.972 546,626,402
Cost of Sales*
Dackage 23.8% 52,615 $340,000
Fuel 70.5% 15,192 1,975,000
Utilities - Dracks A0.0% 51,538 200,000
Utilities - Retail/ Office 46.2% 5562 73,000
Merchandise 55.3% 5404 52,500
Retail/Office 22.4% §2,062 248,000
Miscellaneaus Operating 34.0% 5131 17,000
Guaroniesd Payment - P Dack 1.8% 5939 122,100
Total Cost of Sales A6.0% 523 443 53,047,600
Gross Operating Inceme 54.0% £27 529 53,578,802
Unallecated Expenses
Utilities 1.1% 5580 575,400
Repair & Maintenancs 0.9% 5458 59,600
Marketing 0.9% 5458 59,600
Management Fee 4.0% 52,039 265,100
Administrative & General 3.0% 51,529 148,800
Gross Receipts Tax 1.8% 5918 118,300
Payrall A B% 52 447 318,100
Land Lease 0.9% 5474 41,575
Total Unallocated Expenses 17.5% 58,904 51,157 475
Inceme Before Fixed Expenses 36.5% £18.626 52,421 327
Fixed Expenses
Real Estate Taxes 0.0% 50 50
Property Insurance 7.0% 53577 445,000
Structural Reserves 0.9% S465 &0,571
Total Fixed Expenses 7.9% 54,043 §525,571
Total Expenses 71.4% £36,390 54,730,646
Met Operating Income 28.6% 514,583 51,895,756
QAR ! 9.00%
Indicated Stabilized Value 521,063,956
Deferred Maintenance -
Less Cest ta Complete Mew Storage 123,000)
Value Indication 521,040,956
Rounded 521,000,000

* Exceplt for the guaranteed payment for P Dack, the costs of sales percentages represent the
percentage of costs as related to the respective sales fram that department.

Compiled by CBRE
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DISCOUNTED CASH FLOW ANALYSIS

The discounted cash flow analysis relies on a projection of net operating income over a fixed holding

period and a future sale of the property at the end of the holding period.  This is consistent with

current investor trends for analyzing this property type. The discounted cash flow analysis takes into

consideration the timing and degree of the projected changes in average income, occupancy, and

expenses for the subject property.

Cash Flow Assumptions

The discounted cash flow analysis relies on the income and expense projections presented earlier in

this section. Specific assumptions integral to the analysis are summarized as follows:

SUMMARY OF DISCOUNTED CASH FLOW AS5UMPTIONS

General Assumptions

Start Date
Terms of Analysis
Basis

Software

Growth Rate Assumptions

Income Growth
Expense Growth
Inflation (CPI)

Real Estate Tax Growth

Revenue Assumptions

Wet Slip Rates/Foot/Month (Year 1)

Contract Retail/Office Rental Rotes/SF/Year (Year 1) With Escalations
Retail /Office Market Rent (Bldgs. A thru E)
Retail /Office Market Rent (Bldg F)

Occupancy Assumptions
Average Year 1 Occupancy - Maring
Stabilized Occupancy
Average Year 1 Occupancy - Retail/Office
Stabilized Occuponcy
Estimoted Stabilization
Financial Assumptions
Discount Rate
Terminal Capitalization Rate

Other Assumptions
Cost of Sale

Capital Expenses [Deferred Maintenance)

Jun-07
10 Years
Fiscal
Excel

3.00%
3.00%
3.00%
3.00%

$27.00
$25.30
$32.00
$21.00

80.00%
80.00%
100.00%
96.50%
Jun-07

11.50%
9.50%

3.00%
($23,000)

Compiled by CBRE
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GENERAL ASSUMPTIONS

The DCF analysis utilizes a 10-year projection period with fiscal year inflation and discounting. This is

cansistent with current investor assumptions. The analysis is done with Excel software.

GROWTH RATE ASSUMPTIONS

The inflation and growth rates for the DCF analysis have been estimated by analyzing the expectations
typically used by buyers and sellers in the local marketplace. Published investor surveys, an analysis of
the Consumer Price Index [CPl), as well as CBRE's survey of brokers and investors active in the local

market form the foundation for the selection of the appropriate growth rates.

SUMMARY OF GROWTH RATES

General
Growth Raote Indicator Rent Expenses Inflation
US Department of Labor Statistics
10-Year Average CPI 2.46%
Strip Cenfers
Class A - Average 279% 2.64% 2.93%
Class B - Average 3.07% 2.50% 2.79%
Class C - Average 3.25%  2.58% 2.92%
Surveyed Market Participants 3.00%  3.00% 3.00%
CBRE Estimate 3.00% 3.00% 3.00%

Seurce: CBRE Mational Investor Survey & www. bls.gov

Income and Expense Growth:

The estimated growth rates indicated above are based primarily on market participants. The surveyed
market participants indicated the potential for income growth is favorable due to an expected increase
in the number of registered boats, coupled with the decreasing supply of slips.  The market
participants indicated future grawth in expenses should be in line with inflation, skewed slightly higher

for location.

OCCUPANCY ASSUMPTIONS

The accupancy rate over the halding period is based on the subject’s estimated stabilized accupancy

rate and estimated lease-up period to achieve a stabilized occupancy position.
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FINANCIAL ASSUMPTIONS
Discount Rate Analysis

The results of the most recent National Invesfor Survey, published by CBRE are summarized in the

following table.

DISCOUNT RATES

Investment Type Rate Ronge Average
Strip Centers
Class A 10.00% - 11.50% 10.71%
Class B 11.00% - 12.530% 11.79%
Class C 11.25% . 14.50% 13.04%
CBRE Estimate 11.50%

Source: CBRE MNational Investar Survey

There were no published rates for marinas; however, based on the similarity in overall rates from the
limited sales data, the subject is considered to be a similar eperation as a strip center investment and
a Class B/C property in this property type. Because of the subject’s has maintained a relatively stable
income stream over the past two and a half years and occupancy is so high in the retail /office sector,
a discount rate near the lower end of the range indicated by Class B/C investment type properties in

the preceding table is considered appropriate.

Terminal Capitalization Rate

The reversionary value of the subject is basad on an assumed sale at the end of the halding periad
based on capitalizing the Year 11 NOI at a terminal capitalization rate.  Typically, for properties
similar to the subject, terminal capitalization rates are 50 to 100 basis points higher than going-in
capitalization rates [OAR’s). This is a result of the uncertainty of future econamic conditions and the
natural aging of the property, but assuming adequate reserves have been ulilized 1o keep the property
in good operating condition.

TERMINAL CAPITALIZATION RATES
Rote Range Average

Investor Survey

Strip Centers

Class A 2.00% - 10.00% 9.28%
Class B 9.50% . 10.75% 10.16%
Class C 10.00% . 12.50% 11.11%

CBRE Estimate

2.50%

Source: CBRE National Investor Survey
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DISCOUNTED CASH FLOW CONCLUSION

The DCF schedule and value conclusions are depicted on the following page.
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CONCLUSION OF INCOME CAPITALIZATION APPROACH

The conclusions via the valuation methods employed for this approach are as follows:

INCOME CAPITALIZATION APPROACH VALUES - AS STABILIZED

Direct Capitalization Method $21,000,000
Discounted Cash Flow Analysis $21,000,000
Reconciled Value £21,000,000

Compiled by CBRE

Primary emphasis has been placed on the Direct Capitalization method. This method is considerad
best to reflect the actions of buyers and sellers currently active in this market, especially when

considering the subject at stabilized operating levels.
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RECONCILIATION OF VALUE

The value indications from the approaches to value are summarized as follows:

SUMMARY OF VALUE CONCLUSIONS

Appraisal Premise As Is
Sales Comparisen Appreach $£21,200,000
Incame Capitalization Appreach $21,000,000
Reconciled Value $21,000,000

Compiled by CBRE

The Cost Approach typically reflects a reliable value indication when there is evidence for the
replacement cost estimate and when there is minimal depreciation contributing to a loss in value
which must be estimated. The subject improvements represent the highest and best use of the site,
and there is a significant amount of depreciation noted. Considering the amount of depreciation
present in the propery, and the interest being appraised the reliability of the Ceost Approach is

suspect. Therefore, the Cost Approach is not considerad applicable to the subject.

In the Sales Comparison Approach, the subject properly is compared to similar properties that have
been sold recently or for which listing prices or offers are known. The sales used in this analysis are
cansidered relatively comparable 1o the subject, and the required adjustments were based on
reasonable and well-supported rationale.  In addition, market participants are currently analyzing
purchase prices on investment properties as they relate to available substitutes in the market.
Therefore, the Sales Comparison Approach is considered to provide a reliable value indication, but

has been given secondary emphasis in the final value reconciliation.

The Income Capitalization Appreach is applicable to the subject property since it is an income
producing properly leased in the open market. Market participants are currently analyzing properties
based on their income generating capability. Therefore, the Income Capitalization Approach is
cansidered 1o be o reasonable and substantiated value indicator and has been equal weight in the
final value estimate.

Based on the foregoing, the market value of the subject has been concluded as follows:

MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Exposure Time Value Conclusion
As s Leased Fee/Leasehold Interest June 19, 2007 2 Months 521,000,000

Compiled by CBRE
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ASSUMPTIONS AND LIMITING CONDITIONS

1. Unless otherwise specifically noted in the body of the rapod, it is assumed that title fo the property or properfies
appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to total that
would adversely affect marketability or value. CBRE is not awara af any fitle delacts nor has it baan advised of any
urless such is specifically noted in the repert.  CBRE, however, has net examined title and makes ne
rapresenfations relative to the condition thareol. Documents dealing with liens, encumbrances, sasements, deed
rastricions, clouds and other conditions that maoy affect the guality of fifle have not been reviewed. Insurance
against financial loss resulting in claims that may arise out of defects in the subject property’s title should be sought
fram a qualified tfitle company that issues or insures fitle fo real property. CBRE assume:s no private deed
rastrictions, limiting the use of the subject property in any way.

2. Mo survey of tha boundaries of the property was undertaken. Al areas and dimensions furnished are presumed to
be carrect. It is further assumed that na encreachments to the realty axist.

3. It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations
and laws unless noneompliance is stated, dafined and cansidered in the appraisal repert.

4. Also, unless otherwise noled in the body of this reper, it is assumed that ne changes in the present zoning
ordinances or regulations governing use, dansity, or shape are being considered.  The property s oppraised
assuming that all required licenses, certificates of occupancy, consents, or other legislative or administrative
autharity fram any local, stafe, nor national government or private entity or arganization have been or can be
abtained er renewed for any uvse on which the value estimates contained in this report is based, unless otherwise
stated.

5. CBRE is not aware of any contemplated public initiatives, governmental develapment contrals, or rent cantrals that
would significantly affect the value of the subject.

6. Urless otherwise stated in this report, the existence of hazardous material, which may or may not be prasent on the
property was not obsarved by the appraisers. CBRE has ne knowledge of the existence of such materials an er in
the property. CBRE, however, is not qualified to detect such substances. The presence of substances such as
ashestas, vrea formaldehyde foam insulation, comtaminated groundwater ar other potentially hazardaus meaterials
may affect the value of the property. The value estimate is predicated on the assumption that there is ne swch
material an or in the propary that would cause a loss in value. Mo responsibility is assumed for any such
conditions, or for any expertise or engineering knowledge required to discover them. Tha cliant is urged to retain
an expert in this fiald, if dasirad.

7. Wa hove inspacted, as thoroughly a: possible by sbservation, the land; hawever, it was impassible to parsonally
inspect conditions baneath the sail. Therefore, no representation is made as to these matters unless speacifically
considered in the appraisal.

B. Unless otherwize noted in the body of the repart, it is ossumed thot there are no mineral deposit or subsurface rights of value
invalved in this cppraisal, whether they be gas, liguid, or solid. Mor are the rights associated with exraction or explorotion of
such elements considered unless otherwise stated in this approisal report. Unless otherwise stated it is also assumed that thers are
no air or development rights of value that may be tronsfermad.

Q. Unless otherwise specifically noted in the body of this report, it iz cssumed: that the ssisting improvements on the propery of
properties being opproised are structurally sound, seismically sofe ond code conforming; that all building  systems
[mechanical/electrical, HWAL, elevator, plumbing, etc.) are in good working arder with no mojor deferred maintenance or repair
required ; that the root and exterior are in good condition and free from infrusion by the elements; that the property or properties
hove been engineered in such a manner that the improvements, as currently constituted, conform to all epplicakle local, state,
and faderal building codes and ordinances. CBRE professionals ore not engineers and are not competant to judge moters of on
engineering nature. CBRE has not retained independent structural, mechanical, electrical, or civil engineers in connection with
this appraisal and, therefore, makes no representafions relative te the condition of improvements. Unless otherwise specifically
noted in the body of the report: no problems were brought to the otention of CBRE by ownership or monagement; CBRE
inspected less than 100% of the enfire interior and eserior porfions of the improvements; and CBRE was not fumished any
enginaering studies by the cwners or by the party requesting this appraizal. |f quasfians in these areas are critical to the decizion
process of the reoder, the advice of competent engineering consultants should be obtoined and relied upon. |t is specifically
assumed that any knowledgecbkle and prudent purchoser would, os a precondition to closing a sale, obtain a sotisfactory
engineering repor relative to the structural integrity of the property ond the integrity of building systems.  Structural problems
and/or building system problems moy not be visuclly detectable. It enginsering consultants retained should report negative
factars of a matarial nature, or if such ore loter discovered, relative to the condition of improvements, such infermation could
howve o substontial negative impoct on the conclusions reporied in this appraisal. Accordingly, if negafive findings cre reported by
engineerng consultonts, CBRE reserves the right to amend the oppraiscl conclusions reported herain.
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10. It iz assumead that all factual date furnished by the clierd, propery owner, owner’s reprasentative, or persons
designated by the client ar owner te supply said date are aceurate and correct unless otharwise specifically noted in
the appraisal repod. Unlass otherwise specifically noted in the appraisal report, CBRE has no reason fo believe
that any of the data furnished contain any material errar.  Information and data referred te in this paragraph
include, withaut baing limited o, rnumerical street addresses, lat and block numbers, Assessar’s Parcel Mumbers,
lard dimensions, square faclage area of the land, dimensions of the improvements, gross building areas, net
rantable areas, usable areas, unit count, room count, rent schedulas, income data, histerical operating expenses,
budgets, and related data. Any material eror in any of the above data could have o substantial impact an the
conclusions reported.  Thus, CBRE reserves the right fo ameand conclusions reported if made aware of any such
arrer. Accordingly, the client-oddressee should carefully review all assumptions, data, relevant caleulations, and
concusions within 30 days alter the date of delivery af this report and should immediately notify CBRE of any
guastions or errors.

11. The data of walve 1o which any of the conclusions and opinions expressed in this report apply, is set forth in the
Lettar of Transmittal.  Further, that the dellar ameunt of any value opinion herein renderad is basad upen the
purchasing powear of the American Dallar on that date. This appraisal is based en market canditions existing as of
the date of this appraisal. Under the terms of the engagement, we will have na abligation to revise this repert 1o
raflect events ar conditions which sceur subsequent to the date of tha appraisal. Hewever, CBRE will ba available
to discuss the necessity for revision resulting from changes in econamic or market factors affecting the subject.

12. The estimate of Market Value, which may be defined within the body of this rapor, is subjact fo change with market
fluctuations aver fima. Market value is highly reloted to exposure, time promotion effort, terms, mativation, and
concusions surrounding the offering. The value estimatels] consider the productivity and relative altractiveness of
the prapery, both physically and econamically, an the opan market.

13. Any cash flows included in the analysis are forecasts of estimated future operafing characteristics are predicated on
the information and assumptions contained within the report. Any projections of income, expenses and ecanamic
conditions ufilized in this repart are net predictions of the future.  Rather, they are estimates of current market
expeciations of future income and expenses. The achievement of the financial prajections will be affected by
fluetuating econamic condiions and is dependert upen other future cecurrences that cannot be assured.  Actual
rasults may vary from the projections considered herein.  CBRE does not warant these forecosts will accur.
Projections may be affected by circumstances beyond the current realm of knowledge or contral of CBRE

14, Unless specifically set forth in the body of the repor, nothing contained herein shall be construed to represent any
direct or indirect recommendation of CBRE ta buy, sall, ar hald the properties at the value stated. Such decisions
irvalve substantial investment strategy questions and must be specifically addressed in consultation form.

15. Any value estimate provided in the report applies to the enfire property, and any pro ration or division of the fitle
into fractional interasts will invalidate the value astimate, unless such pro rotion or division of interests hos been et
farth in the report.

14, The distribution of the total valuation in this repart between land and imprevements applias only under the existing
pragram af ulilization. Component values for land and/or buildings are nat intended to ba used in conjunction
with any other property ar appraisal and are invalid if so used.

17. The maps, plats, sketches, graphs, photagraphs and exhibits included in this repert are for illustration purposes
only and are to ba ufilized anly 1o assist in visualizing matters diseussed within this report.  Except as specifically
stated, data relative to size or area of the subject and comparable properties has been oblained fram souvrces
deemed accurale and relioble. Mone of the exhibits are to be removed, reproduced, or used apart fram this
rapor.

18. Mo opinion is intendad 1o be expressed on matters which may require legal expertise or spacialized investigation or
krnowledge bayond that customarily employed by real estate appraisers. Values and opinions expressed presume
that enviranmertal and athar gevernmantal restricions/canditions by applicable agencies have been met, including
but ret limited te seismic hazards, flight patterns, decibel levels/noise envelopes, fire hazards, hillside ordinances,
density, allowable uses, building codes, permits, licenses, efc. Mo survey, engineering study or architectural
analysis has been made known te CBRE unless otharwise stated within the bady of this repert. I the Consultant
has not been supplied with a termite inspaction, survey or aceupancy permit, no respoansibility or representation is
assumed or made for any costs associated with oblaining same ar lor any deficiencies discoverad belore ar after
they are cbiained. Mo represermtation or warranly is made concerming obtaining these items. CBRE assurmes no
rasponsibility for any costs or consequences arising due to the need, or the lack of need, for flood hazard
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insurance. An agent for the Federal Fload Insurance Pregram sheuld be contacted to determine the actual need
for Flocd Hazard Insurance,

19, CBRE assumes that the subject propery analyzed herain will be under prudent and competent management and
awnarship; neither inefficient or super-efficient.

20. All furnishings, equipment and business operations, except os specifically stated and typically considered as part of
raal properly, have been disregarded with anly real property being considered in the repert unless otherwise stated.
Any exsting or propesed improvements, on or off-site, as well a: any allerations or repairs considered, are
assumed to ba completed in o workmanlike manner acearding to standard practices bosed vpon the infermation
subrmitted to CBRE  This report may be subject fo amendment upon re-ingspaction of the subject property
subsequent to repairs, madifications, alterations and completed naw canstruction.  Any estimate of Market Value is
as of the date indicated; bosed vpon the information, conditions and projected levels of operation.

21, Acceptance and/ar use of this report canstitutes full aceeptance of the Contingent and Limiting Conditions and
special assumphions set forth in this raport. I is the responsibility of the Client, ar client’s desigrees, to read in full,
comprehend and thugs bacome aware of the alorementioned confingencies and limiting condifions.  Maither the
Appraisar nor CBRE assumes responsibility for any situation arising out of the Client’s failure to become familiar
with and vnderstand the some. The Client is advised to retain experts in areas that fall outside the scope of the real
estate appraisal/consulting profession if so desired.

22, The Americans with Disobilities Act (ADA} became elfective lonvary 28, 1992, MNotwithstanding any discussion of
possible readily achievable barrier removal construction items in this repor, CBRE has not made o specific
compliance survey and analysis of this property to determine whather it is in conformance with the various defailed
raquirements of the ADA. It is possible that o compliance survey of the property together with a defailed analysis of
the requirements of the ADA could reveal that the propery is net in complionee with one ar more of the
raguirements of the ADA. f sa, this fact could have o negative elfect an the value estimated herein. Since CBRE
has no specific information relating te this issve, nor is CBRE qualified to make such an assessment, the elfect of
any possible non-compliance with the requirements of the ADA was not considered in estimating the value of the
subject properhy.

23, Client shall not indemnily Appraiser or hald Appraiser harmless unless and only to the exent that the Cliant
misreprasents, distords, ar provides incomplete or inoceurate appraisal results to others, which acts of the Cliant
proximately result in damage to Appraiser.  The Client shall indemnify and held Appraisar harmless from any
claims, expenses, judgments or ather iterns or costs arising as a result of the Client's failure or the failure of any of
the Client's agents to provide a complete copy of the appraisal report to any third party.  In the avent of any
litigation between the parties, the prevailing party te such litigation shall be entitled to recover fram the other
raasonable atterney fees and costs.

24, The report is for the sole use of the cliant; however, cliant may provide complete, final copias of the appraisal
rapart in its entirety (but not compenent parts) to third parties whao shall review such reports in connection with loan
underwriting or securitization efforts. Appraisar is not required fo explain or testify os fo appraisal results other than
ta respand fa the client for reutine and customary guestions.  Plaase nole that cur consent to allew an appraisal
raport prepared by CBRE or porions of such repoad, to become part of or be referanced in any public effering, the
granting of such consant will be at our sole diserefion and, if given, will be on condifion that we will ba provided
with an Indemnification Agreemant and/or Mon-Reliance letter, in a form and content satisfactory 1o us, by a party
satisfactory to us. We do consent fo your submission of the repers to rating agencies, loan participants or your
auditars in its entirety (but not component parts) without the need to provide us with an Indemnification Agreement
and/ar Man-Reliance letter.

25 As part of the client's requested scope of work, an estimate of insurable value is provided herain. CBRE has
followed traditional appraisal standards to develop o reasonable caleulation based upon industry practices and
industry accepted publications such as the Marshal Valuation Service handbook. The mathadolegy employed is a
derivation of the cost approach which iz primarily vsed s an academic exercise to help suppart the market value
estimate and therefore is not reliable far Inserable Value estimates. Actual construction costs and related estimates
can vary greatly fram this estimate.

This analysis should nat be relied upon to determine proper insurance coverage which can only be properly
estimated by consullants considered experts in cost estimafion and insurance underwriting. It is pravided to aid the
client/raadar/user as part of their avarall decision making process and no representations or warranties are made
by CBRE regarding the cccuracy of this estimate and it is strongly recemmend that other sources be ufilized to
develop any estimate of insurable value.
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AMERICAN YACHT HARBOR & MARINA

assessed value Assessed volue applies in ad valorem
taxation and refers fo the value of a property according
to the fax rells.  Assessed value may nof conform to
rarket value, but it is vsually caleulated in relation to a
market value base. !

cash equivalency The procedure in which the sale
prices of comparable properties sald with atypical
financing are adjusted to reflect typical market terms.

contract, coupon, face or nominal rent The
nominal rent payment specifiad in the lease contract. 1t
deas not reflact any offsets for frae rent, vrusual tenant
improvament  conditions or other factars that may
madify the effective rent payment.

coupon rent
See Contract, Coupon, Face or Maminal Rent

effective rent 1] The rental rate, net of financial
concessions such as periods of na rant, during o lease
ferm; may be caleulated on oo discounted  baosis,
reflecting the time value of maoney, or on a simple,
straight-line basis. ¥ 2) The economic rent paid by the
lessee when normalized fo  account for financial
concessions, such as escalation clauses, and other
factors. Contract, or normal, rents must be convarted
to  effective rents 1o form o consistent basis of
comparison between comparables.

face rent
See Contract, Coupon, Face or Maminal Rent

fee simple estate Absolute awnership unencumbered
by any other interest or estate, subject only o the
limitations imposed by the govermmental powers of
taxation, eminent domain, police power and escheat. *

floor area ratio (FAR) The ralationship betwean the
abave-ground floor area af a building, as deseribed by
the building code, and the area of the plot an which it
stands; in planning and zoning, often espressed as a
decimal, eg., a ratic of 2.0 indicates that the
permissible floor area ol a building it twice the tolal
land area; also called building-fo-land ratio.

full service lease A lease in which rent covers all
oparating expenses.  Typically, full service leases are
combinad with an expense stop, the expense level
coverad by the contract lease payment.  |ncreases in
expanses above the expense stop level are passed
thraugh to the tenant and are known as expense poss-
I'f:lr{:lugf:s.

going concern value Going concern value is the
value of a proven properly operation. It includes the
incramental value associated with the business concern,
which is distinet from the value of the real estate anly.

Going  concern wvalue  includes  an intangible
enhancemant of the value of an operating businass
enfarprise which is produced by the assemblage of the
land, building, labor, equipment and marketing
cparation. This process creates an economically viable
business that is expected to continue. Going concern
value refers to the total value of a properly, incuding
bath real properly and intangible personal property
atributed to the business value. !

gross building area (GBA) The sum of all areas af

aach floar as measured to the axerior walls.

insurable value Insurable Value is bosed on the
replacement and/or reproduction cost of physical items
that are subject fo lags from hazards. Insurable value is
that partion of the value of an asset or asset group that
is acknowledged or recognized under the provisions of
an applicable loss insurance policy. This value is often
contralled by state law and varies from state to state.

investment value Investment value is the value of an
investmeant fo a parficular investor based on his or her
invastmant regquirements.  |n contrast o market value,
invastmant value is valua te an individual, not value in
the marketplace. Irvastmant  value  reflects  the
subjective relationship between a parficular investor
and a given investment. When measured in dollars,
invastment value is the price an invester would pay for
an investment in light of its parceived capacity 1o satisfy
his or her desires, reeds ar investmant geals.  Te
estimote investment value, specific investment critaria
must be known.  Criteria fo evaluate o real estate
imvastment are not nacessarly sel dewn by the
individual irvestor; they may be established by an
expert on real estate and its value, that is, an appraiser.
t

leased fee

Sea leased fee astate

leased fee estate An ownarship interest held by o
landlard with tha right of use and eccupancy canveyad
by lease fo others. The rights of the lessar [the leased
fae owner) and the leased fee are spacilied by contract
terms containad within the lease

leasehold
Sea leasehold astate

leasehold estate The interest held by the lessea (the
tenant ar renter] through a lease conveying the rights of
use and eccupancy for a stated term under cerain
conditions *

load factor The amourt added to usahle area to
calculate the renfable area. |t is also referred to as o
“rerfable add-on fadtar” which, accarding to BOMA,
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“is computed by dividing the difference between the
usable square foctage and rentable square fostage by
the amount of the usable area.” Convert the figure
info a percentage by multiplying by 100.

market value "as if complete” on the appraisal
date Market value os if complete on the appraisal
date is an estimate of the market value of a property
with  all  construction, conversion  or  rehabilitation
hypothetically  completed, or under other specified
hypothetical conditions as of the date of the appraisal.
With regard to properties wherein anticipated market
condiions indicate that stabilized sccupancy is not
likely as of the dote of completion, this estimate of
value should reflect the market value of the property as
if complate and prepared far accupancy by tenants.

market valve “as is” on the appraisal date

Market value "oz 5" on the appraisal date is an
estimate of the market volue of a property in the
condiion abserved upon inspection and as it physically
and legally exsts without  hypothatical  conditions,
assumphions  or  qualifications as of the date of
appraisal.

market value Market value is one of the central
concepls of the appraisal practice.  Market valuea is
differentiated from other types of wvalue in that it is
craated by the collective patterns of the market. Market
value means the mest probable price which a property
should bring in o competifive and spen market under
all condifions raguisite 1o a fair sale, the buyer and
seller each acting prudently and knowledgeably, and
assurming the price is not affected by undue stimulus.
Implicit in this definition is the consummation of a sale
as of a specified dole and the passing of title fram
geller 1o buyer under conditions whareby: 1) a
reasonable fime is allowed for exposure in the open
markat; 2] both parties are well informed or well
advised, and acting in what they consider their own
best interests; 3] buyer and seller are typically
mafivated; 4) payment is made in terms of cash in U5,
dollars or in terms of finoncial  arangaments
comparable thereto; and 5] the price represents the
narmal consideration for the property sold unaffected
by special or craative financing or sales concessions
granted by anyone ossociated with the sale ¥

marketing period The fime it takes an inferest in real
properly to sell on the market subsaguent to the dote of
an appraisal. !

net lease A leose in which all or some of the operating
expenses are paid directly by the tenant. The landlord
naver fokes possession of the expense payment. |n a
Triple Met Lleose all operating expenses are the
rasponsibility of the fenant, including property taxes,
insurance,  intarior maintenonce and other

miscellanesus expenses. However, managemeant fees
and exterior maintenance are often the responsibility of
the lessar in o triple ret lease. A Madified Net Leose is
ane in which some expenses are paid separately by the
tenant and some are included in the rent.

net rentable area (MRA) 1) The area on which rant
is computed. 2} The Rantable Area of a floor shall be
computed by measuring to the inside finished sudace of
the daminant partion of the permanant auter building
walls, excluding any major vertical peretrations of the
floar. Mo deductions shall be made for celumng and
projections necassary fo the building. Include spoce
such as mechanical room, janitoral room, restrooms
and labby af the flaar.”

nominal rent
See Contract, Coupon, Face or Maminal Rent

prospective future value "upon completion of
construction”  Prospective  future value  “upon
campletion of construction” is the prospective value of
a properdy on the future date that construction is
completed, baosed upon market conditions forecast to
exist as of that completion date.  The value estimate at
this stage is stated in current dallars, unless otherwise
indicated.

prospective future wvalue “upon reaching
stabilized occupancy” Prospective future value
“upen  reaching  stabilized  occupancy” s the
prospective value of a proparty at a future paint in fime
whan all  improvements  have  bean  physically
constructed and the propery has been leased to its
cptimuem  lavel of long-term occupancy.  The value
estimate at this stage iz stated in current dallars, unlass
otherwise indicated.

reasonable exposure time The estimated langth of
time tha properly inferest being appraised would have
been offered on the market prior 1o the hypothetical
cansummalion of a sale at market valee on the
effactive date of the appraisal; a refrospective estimate
bosed vpon an analysis of past events, assuming a
compatitive and open market. !

rent
fea
full service lease
nat lease
cantract, coupon, foce ar nominal rent
affactive rent

shell space Space which has not had any interior
fimishing installed, including even basic imprevements
such as cailings and interior walls, parifions, floar
covarings, wall coverings, afe.
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usable area 1) The area actually vsed by individual
tenants.  2) The Usoble Area of an office building is
computed by measuring fo the finished surdace of the
offica side of corider and other parmanant walls, to
the centar of porfiions thot separate the office from
adjoining usable areas, ond fo the inside finished
surface of the dominant perfion of the permanent outer
building walls.  Excludes areas such as mechanical
rooms, janitanal racm, restraoms, lobby and any major
vartical panetrations of a mulfi-tenant floor.”

" The Appraisal of Real Estate, Twelfith Edition, Appraisal
Institute, 2001.

! The Dictionary of Real Estale Appraisal, Fourth Edition,
2002,

¥ The Office of the Comptroller of the Currency, 12 CFR Part
34, Subpart C, &34.42(f), August 24, 1990 This definition Iz
compatible with the definition of market value contained in
The Dichionary of Real Estate Appraisal, Third Editlon, and
the Uniform Standards of Profezsional Appraizal Practice
adopted by the Appraisal Standards Board of The Appraisal
Foundation, 1222 adition. This definition Iz also compatible
with the OTS, RTC, FDIC, WCUA, and the Board of
Governors of the Federal Reserve System definition of
market valua.

2000 BOMA  Experlence  Exchange Report,
Income/Expense  Analysis for Office Buildings (Building
Owners and Managers Assoclation, 2000)

" Statement on Appraisal Standard No. 6 Appraisal
Standards Board of The Appralsal Foundation, Seplember
19, 1992.

use value Use volue is o concept based on the
productivity of an econamic good. Use value iz the
value a specilic property has for a specific vse. Use
value focuses on the value the real estate canfributes to
the enterprisa of which it is a part, without regard te the
property’s highest and best use or the monelary
amaunt that might be realized vpan its sala. !

valuve appraised During the real estate developmant

process, a properly typically progresses from a state of

wnimproved land fo construction of improvements to

stabilized ocecupancy.  In general, the market value

associoled with the property increcses during these

stages of development.  After reaching stabilized

cccupancy, ongeing farces affect the propery during its

lite, including a physical wear and fear, changing

maorkat conditions, ete.  These factors confinually

influance the property’s market value at any given paint

in fime.

See olso

market value “as is® on the approisal date

rarkat value “as if camplete” on the appraisal date

prospective  future  wvalue  Yupen  completion  of
construction”

praospactive future value “upon reaching  stabilized
accupancy”
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ADDITIONAL PHOTOGRAPHS
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VIEW OF TENANT SPACE IN BUILDING D
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VIEW OF TENANT SPACE IN BUILDING E

VIEW OF TENANT SPACE IN BUIILDING F
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| VIEW OF BUILDING A

VIEW OF THE SLIPS AS SEEN FROM C DOCK LOOKING EAST
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VIEW OF THE RED HOOK ROAD STREET FRONTAGE, LOOKING WEST

VIEW OF THE PARKING UNDER BUILDINGS B & C
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IMPROVED MARINA AND RETAIL/OFFICE SALES
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SPECIAL PURPOSE SALE No. 1

Soverel Harbour Marina

Location Data
Location: 2385 PGA Bivd
Palm Beach Garden,Fl 33410
County: Palm Beach
Aszsessor's Parcel Mo: 52-43-42-05-00-100-0020
Atlas Ref: NA
Physical Data
Type: Marina
Land Area: 1.4400 Acres
Gross Building Area: A
Unit of Measure: Slip
Mo. of Slips: 77 Financial Data
Year Built: 1987 Source: NA
Mo. of Stories: NA Occupancy at Sale: NA
Parking: 72 surface Existing or ProForma Inc: . MA
Condition: Average Total Per SF
Exterior Walls: M/A Potential Gross Income: MA MA
Vacancy and Credit Loss: N/A N/A
Effective Gross Income: N/A N/A
Expenses and Reserves: N/A N/A
Met Operating Income: MA MA
Sale Data
Transaction Type: Sale
Date: 1/2005
Marketing Time: 6 months Analysis
Grantar: Sharon Lynn Dalton Buyers Underwriting Criteria.: Other
Grantee: Downtown PSL, LLC Overall Cap. Rate (OAR): N/A
Document No.: 18083-0462 Projected IRR: WA %
Sale Price: $10,149,367 Eff. Gross Multiplier (EGIM): N'A
Financing: Cash to Seller Oper. Expense Ratio (OER): N/A %
Cash Eq.Price: $10,149,367 Price Per Square Fool: N/A
Heq.CapitaI Cost: $0 Price Per Slip: $131,810
Adj. Sale Price: $10,149,367
Verification: Stephen Vitale - _
Comments

Soverel Harbour Marina is a protected marina located on the ICWW just narth of the

B civd. bridge in North

Palm Beach Florida. This is a full service marina that offers underwater maintenance, boat detailing, fuel dock,
ship store and gated entrance. The submerged land is owned by the marina. The facility offers slips for rent at a
rate of $16 to 332 per foot and slips for sale for $5,500 per foot. The company started selling the slips very
recently and sold 2 slips as of June 19th 2006. This property sold in January 2005 for $10,149,367 or $131.810

per slip.
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SPECIAL PURPOSE SALE No. 2

Mangrove Marina

Location Data

Location: 200 Florida Avenue
Tavernire,Fl 33070

County: Maonroe

Assessor's Parcel No:

00479170, 90340, 479180

Atlas Ref: NA
Physical Data
Type: Marina
Land Area: 14.2000 Acres
Gross Building Area: A
Unit of Measure: Slip
Mo. of Slips: 210
Year Built: 1980
Mo. of Stories: 3
Parking: Asphalt, Open
Condition: Average
Exterior Walls:
Sale Data
Transaction Type: Sale
Date: 7/2005
Marketing Time: 10 months

Grantor:
Grantee:
Document Mo.:
Sale Price:
Financing:
Cash Eq.Price:

Req.Capital Cost:

Adj. Sale Price:
Verification:

Comments

BES Real Estate Holdings, LLC
Keys Marinas I, LLC

2138/323

$10,000,000

Cash to Seller

$10,000,000

$0

$10,000,000

Frank Rigo - [ N REEEEN

Financial Data

Source: Appraiser

Ococupancy at Sale: 98%

Existing or ProForma Inc: Pro Forma

Total Per SF__

Potential Gross Income: $1,481,520 NA
Vacaney and Credit Loss: $74,076 A
Effective Gross Income: $1,407,444 MA
Expenses and Reserves: $518,532 NA
Met Operating Income: $888,912 N/A
Analysis

Buyers Underwriting Criteria.: Other

Overall Cap. Rate (OAR): 8.89%

Projected IRR: N/A %

Eff. Gross Multiplier (EGIM): 7.11

Oper. Expense Ratio (OER): 36.84 %

Price Per Sguare Foot: N/A
Price Per Slip: $47,619

Mangrove Marina is located at Mile Marker 91.7 Bayside, north of the Overseas Highway. The marina features
130 wet slips and about 80 rack spaces. At the time of the sale, the marina had only 103 slips in working order,
but repairs were being done to the damaged slips. Wet slips have water, electricity and cable to each slip and
rack storage is a three levels, open rack system. Forklift capacity is 20,000 |bs, and there is a travelift for larger
boats. Channel depth is 4° to &' to the ICW. Ocean access is via Tavernier Creek, with a bridge height of 15" at
low tide. The owners are contesting the deed and consider that they should own the submerged land. They

intend to sell the slips individually when the contestation is resolved. This property sold in July 2005 for
10,000,000 or $47,619 per slip.

CBRE ¢ 2007 CB Richord Ellis, Inc.

EFTAO0787868



SPECIAL PURPOSE SALE No. 3

Great American Marina

Location Data
Location: 6810 Gulfport Blvd

South Passadena,Fl 33707
County: Pinellas

Assessor's Parcel No:

30-31-16-00000-130-0900

Atlas Ref: NA
Physical Data
Type: Marina
Land Area: 4.3000 Acres
Gross Building Area: 28 675 SF
Unit of Measure: Slip
Mao. of Slips: 140
Year Built: 1985
Mo. of Stories: NA
Parking: Surface
Condition: Average
Exterior Walls: Metal
Sale Data
Transaction Type: Sale
Date: 2/2006
Marketing Time: 12 months
Grantor: Corlin Enterprises Inc
Grantee: Gultport Marina LLC
Document Mo.: 14931-0409
Sale Price: $10,700,000
Financing: Cash to Seller
Cash Eq.Price: $10,700,000
Req.Capital Cost: $0
Adj. Sale Price: $10,700,000
Verification: Dustan McCoy - _
Comments

Financial Data
Source: NA
Occupancy at Sale: NA
Existing or ProForma Inc: . MA

Total Per SF
Potential Gross Income: M/A M/A
Vacancy and Credit Loss: N/A N/A
Effective Gross Income: N/A N/A
Expenses and Reserves: N/A N/A
Met Operating Income: MA MA
Analysis
Buyers Underwriting Criteria.: Other
Overall Cap. Rate (OAR): N/A
Projected IRR: N/A %
Eff. Gross Multiplier (EGIM): WA
Oper. Expense Ratio (OER): N/A %
Price Per Square Foot: $373.15
Price Per Slip: $76,429

In February 2006, Brunswick acquired Great American Marina, a 95-slip marina near St. Petersburg, Florida, in
partnership with MarineMax, Inc. (MarineMax), which will operate the service portion of the property. This
property is a 95-slip marina and large a capacity boatyard and showroom located near St. Petersburg, Florida.
The marina is now the South Pasadena Marina. County record indicated 140 slips and a sale price of
£10,700,000, however, we verified with the seller that there actually were 96 slips and that the adjusted sale
price was $9,500,000 or $98,958 per slip.
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SPECIAL PURPOSE SALE No. 4

The Marina & Yacht Club

Location Data
Location:
County: Brevard
Assessor's Parcel Mo: NA
Atlas Ref: NA
Physical Data
Type: Marina
Land Area: 4.6000 Acres
Gross Building Area: A
Unit of Measure: Slip
Mo. of Slips: 110
Year Built: N'A 4.6ac Upland, 10ac
Mo. of Stories: NA
Parking: Parking for 162 cars
Condition: Averag to good
Exterior Walls:
Sale Data
Transaction Type: Sale
Date: 5/2006
Marketing Time: 6 months
Grantor: NA
Grantee: N'A
Document Mo.: WA
Sale Price: $10,000,000
Financing: Cash to Seller
Cash Eq.Price: %10,000,000
Req.Capital Cost: %0
Adj. Sale Price: $10,000,000
Verification: Broker
Comments

Financial Data
Source: N/A
Occupancy at Sale: NA
Existing or ProForma Inc: . MA

Total Per SF
Paotential Gross Income: M/A M/A
Vacancy and Credit Loss: N'A N'A
Effective Gross Income: N/A N/A
Expenses and Reserves: N/A N/A
Met Operating Income: MA MA

Analysis

Buyers Underwriting Criteria.:

Owverall Cap. Rate (OAR):
Projected IRR:

Eff. Gross Multiplier (EGIM):
Oper. Expense Ratio (OER):
Price Per Sguare Foot:
Price Per Slip:

Other
NA

NA %a
N'A

NA %4
NA
$90,909

The Marina & Yacht Club offers 110 deep water slips. private club, in ground swimming pool, hot tub/jacuzzi,
lighted tennis courts, indoor racquetball court, air conditioned clubhouse (5,000 sq. ft), lounge with large screen
TV, full fitness center, laundry facility, rest rooms and showers. Both year round, season and transient dockage
is available. Permits in place for 12 luxury waterfront units to the north and site for 42 units to the south.
Additional slips or dry stacks may be constructed. The facility has parking for 162 cars. Pump out station &
gasoline/diesel fuel dock are available.
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| Shopping Center Sales Summary

CBRE

3 AR L

Mame / Location

Mongoose Junction Il
Across from Cruz Bay Commercial
St Jdohn VI

Wharfside Village
4-A Cruz Bay Town
3t John, VI

100 Blackbeards Hill
100 Blackbeards Hill
St. Thomas,VI

Commercial Bldg. in Havensight
Havensight
5t. Thomas, VI

Sale
2/20MmM

Sale
2/20MmM

Listing
/2007

Listing
/2007

Site
Size
(Acres)

A

Adj. Sales Price

QOcc. at Sale

$6,900,000

100%

8,900,000

100%

$2,200,000

100%

$695,000

MNIA

$186,738

Income Based On

OAR

EGIM

Existing

OER PSF

$313.64

MIA

MIA

Existing

$306.13

MIA

MIA

Pro Farma

$249.09

8.49%

9.9

A

15.91%

$210.10

MIA

MIA
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RETAIL SALE No. 1

Mongoose Junction Il

Location Data
Location: Across from Cruz Bay Commercial
5t. John, VI 00830
County:
Assessor's Parcel No: N/A
Atlas Ref: NA
Physical Data
Type: Neighborhood/Community
Land Area: MA
Excess Land: MA
Gross Leasable Area:
Anchors:
Margan's Mango Financial Data
Source: Broker
Occupancy at Sale: 100%
A Existing or ProForma Inc:  Existing
Anchor Tenant GLA:
Total Per SF
Local Tenant GLA: 22,000 SF Potential Gross Income: o M/A M/A
Total GLA: 22,000 SF Vacancy and Credit Loss: N/A N/A
GLA Purchased: 22,000 SF Effective Gross Income: NA NA
Year Built: 1988 Expenses and Reserves: N/A N/A
Parking: Avg. to Good MNet Operating Income: N/A N'A
Condition: Very Good
Exterior Walls: Stone & Cement
Analysis
Sale Data Buyers Underwriting Criteria.: Direct Cap
Transaction Type: ~ Sale Overall Cap. Rate (OAR): N/A
Date: 2/20M Projected IRR: NIA %
Marketing Time: NiA Eff. Gross Multiplier (EGIM): N/A
Grantor: NA Oper. Expense Ratio (OER): N/A %
Grantee: Topa Equities (VI) LTD Price Per Square Foat: $313.64
Document No.: NA
Sale Price: $6,900,000
Financing: Cash to Seller
Cash Eqg.Price: $6,900,000
Req.Capital Cost: $0
Ad). Sale Price: %6,900,000
Verification: Karye Carney, appraiser who | met
Comments

This sale comparable sold in February 2001 for $6,900,000 or $313.64 per square foot. The property is located
across the street from Cruz Bay Marina in 5t. Johns, USVI. It is located about 1/4 mile from the Cruz Bay Ferry
Dock. It is a good location. The stores are more tourist oriented than the subject, which caters more to local
residents. The center is located adjacent to Mongoose Junction, which is not discernable as a separate property
to the shopper. The market rent for typical in-line space is indicated to range from $30.00/5F to $45.00/5F on a
triple-net basis, with the tenant responsible for base rent and individual utilities, as well as the prorata share of
common area maintenance (CAM). The shopping center is reportedly 100% occupied and there is a waiting list

for space.

CBRE ¢ 2007 CB Richard Ellis, Inc.
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RETAIL SALE No. 2

Wharfside Village

Location Data
Location: 4-A Cruz Bay Town
5t. John, V1 00830
County:
Assessor's Parcel No: N/A
Atlas Ref: MN/A
Physical Data
Type: Neighborhood/Community
Land Area: 1.00 Acres
Excess Land: MA
Gross Leasable Area:
Anchors:
Panini Beach 2,100 5F Financial Data
Cafe Wahoo 4,000 SF Source: Broker
Occupancy at Sale: 100%
Existing or ProForma Inc: Existing
Anchor Tenant GLA: 6,100 SF Total Per SF
Local Tenant GLA: 22,973 SF Potential Gross Income: o M/A M/A
Total GLA: 29,073 SF Vacancy and Credit Loss: N/A N/A
GLA Purchased: 29,073 SF Effective Gross Income: NA NA
Year Built: 1987 Expenses and Reserves: N/A N/A
Parking: Poor Net Operating Income: NA NA
Condition: Good
Exterior Walls: Wood & Masonry
Analysis
Sale Data Buyers Underwriting Criteria.: Direct Cap
Transaction Type: ~ Sale Overall Cap. Rate (OAR): N/A
Date: 2/20Mm Projected IRR: NIA %
Marketing Time: NiA Eff. Gross Multiplier (EGIM): N/A
Grantor: NA Oper. Expense Ratio (OER): N/A %
Grantee: NA Price Per Square Foot: $306.13
Document No.: NA
Sale Price: $8,900,000
Financing: Cash to Seller
Cash Eg.Price: 8,900,000
Req.Capital Cost: $0
Ad). Sale Price: %8,900,000
Verification: Richard Singerle, MAI
Comments

This sale comparable is located waterfront and adjacent to the Cruz Bay Ferry Dock. It is considered a premier
location for retail shops catering to tourists. The second floor space is currently being renovated and converted
to apartments. On-site parking is poor. Most units are less than 500 SF. The retail space is 98% occcupied. The
current annual gross rent for this property is currently $1,456,284 or $50.09/5F. The property is a leasehold
since the 1 acre site is leased until 2050. The acquisition was structured as a merger in order to avoid the
£180,000 in tax stamps. The purchase price is analyzed as follows:

Mon-recourse first leasehold mortgage @ 7.84%::

Investment Equity: $3,400,000

Total Sale Price:

$8,900,000

$5,500,000

CBRE ¢ 2007 CB Richard Ellis, Inc.
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RETAIL SALE No. 3

100 Blackbeards Hill

Location Data
Location: 100 Blackbeards Hill
5t. Thomas,VI 00803
County:
Aszsessor's Parcel Mo: NA
Atlas Ref: NA
Physical Data
Type:
Land Area: 0.80 Acres
Excess Land: MA

Gross Leasable Area:

Anchor Tenant GLA: NA
Local Tenant GLA: 8,832 SF

Total GLA: 8,832 S5F

GLA Purchased: 8,832 S5F
Year Built: 1984
Parking: 20 spaces
Condition: Average

Exterior Walls: Concrete Block

Sale Data
Transaction Type: Listing
Date: 6/2007
Marketing Time: NA
Grantor: N/A
Grantee: NA
Document Mo.: N/A
Sale Price: $2,200,000
Financing: Not Available
Cash Eqg.Price: $2,200,000
Req.Capital Cost: $0
Adj. Sale Price: $2,200,000
Verification: Century 21 - Suter & Associates
Comments

Financial Data
Source: Appraiser
Occupancy at Sale: 100%
Existing or ProForma Inc: Pro Forma

Total Per SF
Potential Gross Income: $228,934 $25.92
Vacancy and Credit Loss: 56,868 $0.78
Effective Gross Income: $222 066 $25.14
Expenses and Reserves: $35,328 $4.00
Met Operating Income: £186,738 $21.14
Analysis
Buyers Underwriting Criteria.: Other
Overall Cap. Rate (OAR): 8.49%
Projected IRR: N/A %
Eff. Gross Multiplier (EGIM): 9.91
Oper. Expense Ratio (OER): 15.91 %
Price Per Sguare Foot: $249.09

This listing is located just north of Charlotte Amalie, near the Hospital. The building is three stories and has a
galvanized roof, cistern, public utilities, and views of the cruise ship harbor. The building is also equiped with a
65K generator. Rental rates average $25.92/5F/Year and expenses were estimated at $4/5F Year.

CBRE & 2007 8 Richord Ells, Inc.
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RETAIL SALE No. 4

Commercial Bldg. in Havensight

Location Data
Location: Havensight
5t. Thomas, VI
County:
Assessor's Parcel No: NA
Atlas Ref: NA
Physical Data
Type:
Land Area: 0.08 Acres
Excess Land: MA
Gross Leasable Area:
Financial Data
Source: N/A
Oceupancy at Sale: NA
Existing or ProForma Inc: . MA
Anchor Tenant GLA: N'A
Total Per SF
Local Tenant GLA: 3,308 SF Potential Gross Income: M/A M/A
Total GLA: 3,308 SF Vacancy and Credit Loss: N/A N/A
GLA Purchased: 3,308 SF Effective Gross Income: N/A N/A
Year Built: 1973 Expenses and Reserves: NA MNA
Parking: On-site, adequate MNet Operating Income: N/A N'A
Condition: Good
Exterior Walls: Concrete Block
Analysis
Sale DM’“_ Buyers Underwriting Criteria.: Other
Transaction Type: ~ Listing Overall Cap. Rate (OAR): N/A
Date: 6/2007 Projected IRR: NIA %
Marketing Time: NiA Eff. Gross Multiplier (EGIM): N/A
Grantor: NA Oper. Expense Ratio (OER): N/A %
Grantee: NA Price Per Square Foot: $210.10
Document No.: M/A
Sale Price: $695,000
Financing: Not Available
Cash Eqg.Price: $695,000
Req.Capital Cost: $0
Adj. Sale Price: $695,000
Verification: Centrury 21 - Sauter & Associates
Comments

This listing is a small office building in Havensight, with views of the cruise ship harbor and easy access to
Charlotte Amalie and the east end of the island. The building is configured into two office suites, one on each

level.

CBRE & 2007 8 Richord Ellis, Inc.
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AMERICAN YACHT HARBOR & MARINA

ADDENDUM D

COMPETITIVE MARINAS AND RETAIL/OFFICE RENTALS

© 2007 CB Richard Ellis, Inc.
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SPECIAL PURPOSE COMPARABLE SUMMARY

Number
Building Year of Free Rent Base

No. Name / Location Size Built Stories Occupancy (Months) Rent/SF

1 Compass Point Marina MN/A MrA 04.8% MN/A $18/FT Month
£300 Frydenhof
Red Hook LS

2 Crown Bay Marina MN/A M/A MN/A MNiA $25.50 FT/Month
Charlotte Amalie US

3 La Vida Marine Center A A A MA $81o 12
Red Hook LIS FT/Month

4 Pirates Cove Marina MiA MA 83.3% M/A H20-522/FT Month
Red Hook LIS

5 Village Cay Marina MR 1974 A MIA MR $28.50 to $45
Road Town. VI Fthon

[ Virgin Gorda Yacht Harbour /A M A MiA MA 327 to 75
Spanizh Town, VI FT/Manth

=hi

EFTAO0787877



SPECIAL PURPOSE COMPARABLE No. 1

Compass Point Marina .
Location Data
Location: 6300 Frydenhof 'I
Red Hook,US ,P
County: St. Thomas
Assessor's Parcel Mo: N'A
Atlas Ref: N/A
Physical Data
Type: Marina
Gross Building Area:  NA
Unit of Measure: Slip
Mo. of Slip 96
Occupancy / Lease Data
Year Built: N'A
# of Stories: NA Dmlupan-:lzy: 94.8%
‘ Typical Size: N/A
Parking: NA
Condition: Term: WA
Exterior Walls: Base Rent PSF: $18/FT Month
Rent Escalations: MN/A
Basis: MN/A
Expense Pass-Thru: NA
Free Rent (months): NA
Tenant Improvement: NA
Leasing Agent: Kevin Murphy
Fhone Mo.:
Survey Date: 6/2007
Recent Leases
Size Rent T Free Rent Term
Date (SF) Tenant (PSF) (PSF) (Months) Escalations (Yrs)
Slip WA $18/FT Month N'A

Comments

This marina is located in the lagoon behind Compass Point. It is also called Hurricane Hole and it is well
protected. Amenities include water, electricity, pumpout, shops nearby, restaurants nearby, showers/bathrooms,
and dive shop. This marina is secured behind a locked gate. The water was quoted as being shallow but could
accomodate a vessel drawing a 2 foot draft.

Electric $0.34 KWH
Water $0.14 Gal

CE.HE © 2007 CB Richard Ellis, Inc.
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SPECIAL PURPOSE COMPARABLE No. 2

Crown Bay Marina
Location Data
Location:
Charlotte Amalie,US 3 v
County: St. Thomas . 7 T g B i
Assessor's Parcel No: NA T
Atlas Ref: NA . 1
Physical Data
Type: Marina
Gross Building Area:  NA
Unit of Measure: Slip
Mo. of Slip 99
Occupancy / Lease Data
Year Built: M/A
: MA
# of Stories: NA Dmlupamlry_
: Typical Size: N/A
Parking: NA
Condition: Term: WA
Exterior Walls: Base Rent PSF: $25.50 FT/Month
' Rent Escalations: WA
Basis: WA
Expense Pass-Thru: NA
Free Rent (months): NA
Tenant Improvement: NA
Leasing Agent: MN/A
Phone No.: ]
Survey Date: 6/2007
Recent Leases
Size Rent TI Free Rent Term
Date (SF) Tenant (PSF) (PSF}  (Months) Escalations (¥rs)
Slip N/A $25.50 FT/Month N/A
Comments

This marina is located on the south side of 5t. Thomas, immediately west of historic Charlotte Amalie Harbor and
Hassel Island. Crown Bay is a large commerical and cruise ships port, on an historic second world war subbase
site. The area has recently been developed to incorporate small enterprises and shops. Amenities include
repairs, chandlery, water, fuel, electricity, pumpout, shops, restaurants, bar, direct broadcast satellite TV,
highspeed broadband internet, laundry, dive shop and full service concierge. Can accomodate Mega-yachts up to
200 FT LOA and has a 315 FT high speed fuel dock.

Electricity is $0.52 KWH
Water is $0.14 GAL.

CBRE ¢ 2007 C8 Richard Ellis, Inc.
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SPECIAL PURPOSE COMPARABLE No. 3

La Vida Marine Center
Location Data

Location:

Red Hool US

County: St. Thomas
Assessor's Parcel No: NA

Atlas Ref: M/A
Physical Data

Type: Marina
Gross Building Area:  NA

Unit of Measure: Slip

Mo. of Slip 80

Year Built: M/A

# of Stories: M/A
Parking: NA
Condition:

Exterior Walls:

Recent Leases

Occupancy !/ Lease Data

Occupancy: NA
Typical Size: N/A
Term: WA
Base Rent PSF: $8 to $12 FT/Month
Rent Escalations: M'A
Basis: M'A

Expense Pass-Thru: NA
Free Rent (months): NA
Tenant Improvement: NA
Leasing Agent: MN/A

Phone No.: I

Survey Date: 6/2007

Size Rent Tl Free Rent Term
Date (SF) Tenant (PSF) (PSF)  (Months) Escalations (¥rs)
Slip N'A %8 TO $12 FT/Month MN'A
Slip N'A $0.50 FT/Day Transient MNA
Dry N'A $13.25 FT Month NA
Comments

This marina is located near Compass Point Marina on the east end of 5t. Thomas. Amenities include electricity,
water, showers/bathrooms, bar and grill, full serivee boat yard, repairs, haul-out, 50 ton travelift/10 ton crane.

This marina can accomodate yachts up to 60 FT.

Electricity - $12 Day, $50 Week, 5100 Month
Water - $0.12 Gal.

CEﬁnE © 2007 CB Richard Ellis, Inc.
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SPECIAL PURPOSE COMPARABLE No. 4

Pirates Cove Marina
Location Data
Location:
Red Hook, US
County: St. Thomas
Assessor's Parcel No: NVA
Atlas Ref: NA
Physical Data
Type: Marina
Gross Building Area:  NA
Unit of Measure: Slip
Mo. of Slip 30
Occupancy / Lease Data
Year Built: NA
# of Stories: NA Dmlupamlry: 93.3%
: Typical Size: N/A
Parking: NA
Condition: Term: WA
Exterior Walls: Base Rent PSF: $20-522/FT Month
Rent Escalations: MA
Basis: MA
Expense Pass-Thru: NA
Free Rent (months): NA
Tenant Improvement: NA
Leasing Agent: N/A
Phaone Mo _
Survey Date: 6/2007
Recent Leases
Size Rent T Free Rent Term
Date (SF) Tenant (PSF) (PSF) (Months) Escalations {Yrs)
Slip N/A $795/Flat Rate Month N'A

Comments

This marina is located on the east end of St. Thomas, minutes away from Redhook, and sheltered by Cas Cay,
easily approachable through Benner Bay. Amenities include water, electric, gasoline/diesel fuel, boat sales and
rentals, hotel rooms, bar and grill, general store, gift shop and boutigue.

Electric $0.40 KWH
Water $0.16 Gal

CEHE B 2007 CB Richard Ellis, lne.
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SPECIAL PURPOSE COMPARABLE No. 5

Village Cay Marina =
Location Data L
Location:
Road Town, VI
County: Tortola
Assessor's Parcel No: NA
Atlas Ref: NA
Physical Data
Type: Marina
Gross Building Area: NA
Unit of Measure: Slip
Mo, of Slip 106
Occupancy !/ Lease Data
Year Built: 1974
: N'A
# of Stories: NA Dmypaw'
. Typical Size: N/A
Parking: NA
Condition: Term: hiA
Exte 'Ialr h"u-'alls- Base Rent PSF: $28.50 to $45 Ft/Mon
Hen ’ Rent Escalations: MNA
Basis: N/A
Expense Pass-Thru: NA
Free Rent (months): NA
Tenant Improvement: NA
Leasing Agent: MN/A
Phone No. I
Survey Date: NA
Recent Leases
Size Rent Ti Free Rent Term
Date (SF) Tenant (PSF) (PSF}  (Months) Escalations (¥rs)
Slip WA $28.50 Month $28.50 OFTto55FT
Slip WA $45 Manth $45.00 56 FT & UP
Slip N'A $24 Annual $24.00 OFTto55FT
Slip N'A $45 Annual $45.00 56 FT & UP

Comments

This marina is situated directly in the heart of Road Town in Tortola, BVI. Amenities include laundry,

shower/bathrooms, electricity, water, telephones, fuel, security, maintenance, hotel, restaurant/bar. Shops,
restaurants, grocery store and banks nearby.

CBRE ¢ 2007 CB Richard Ellis, Inc.
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SPECIAL PURPOSE COMPARABLE No. 6

Virgin Gorda Yacht Harbour

Location Data
Location:
Spanish Town,Vl
County: Virgin Gorda
Assessor's Parcel No: NVA
Atlas Ref: NA
Physical Data
Type: Marina
Gross Building Area: NA
Unit of Measure: Slip
Mo, of Slip 111
Occupancy !/ Lease Data
Year Built: NA
: NA
# of Stories: NA Dmlupan-:lzy.
} Typical Size: MN/A
Parking: NA
Condition: Term: hiA
Exterior Walls: Base Rent PSF: $27 10 §75 FT/Month
' Rent Escalations: MA
Basis: MA
Expense Pass-Thru: NA
Free Rent (months): NA
Tenant Improvement: NA
Leasing Agent: MN/A
Phone No.: I
Survey Date: 6/2007
Recent Leases
Size Rent Ti Free Rent Term
Date (SF) Tenant (PSF) (PSF) (Months) Escalations (¥rs)
Slip N/A $27 to $40.50 Month N'A OFTto51FT
Slip N/A $60 Month MNA 52FTto 75FT
Slip N/A %75 Month MNA T6 FT & UP
Slip N/A $24 to $36 Annual NA OFTtoS1FT
Comments

This marina is located in Spanish Town on the south end of Virgin Gorda and can accomodate megayachts up to
160 FT. Amenities include water, electric, cable TV, fuel, laundry, photo service, dive shop, boutigues, drug store,
showers/bathrooms, 10 acre serviced boat yard, dry rack storage, 70 ton travelift, storage units, marine store,
bank/ATM, chandlery, provisioning, food market, free wireless internet, restaurant and pub with entertainment.

Electric 110 Vaolt $10/Day
Electric 220 Volt $15/Day

Water $0.15/Gal

CEﬁnE © 2007 CB Richard Ellis, Inc.
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RETAIL COMPARABLE SUMMARY

Mame / Location

East End Plaza
Road 30 Across from St John Ferry
Red Hook US

Fort Mylner Shopping Center
Weymouth-Rhymer Highway and
Charlotte Amalie,US

Havensight Mall 260,000
Along Side The Cruise Ship Dock
Charlotte Amalie, S

Lockart Gardens Shopping Center 85,000
Weymouth-Rhymer Highway and SR 313
Charlotte Amalie, S

Nisky Center 123,787
Road 30 West Of Charlotte Amalie

Charlotte Amalie,US

Red Hook Plaza 36,000

Red Hook Road Across From American
Red Hook LS

Local Overall
Occupancy Occupancy Anchor Tenant

In Lease Bank,Bank

Silk Greenery,Cloth Horse

kmart,Foot Locker

US Immigration

Banco Popular Ace Hardware

MNegotiable

$50-$65/5F

$21.00 -
£26.00

$40.00 -
$60.00

$26.00 -
$31.00

$35.00 -
F40.00

$28.00 -
£32.00

GERE

EFTAO00787884



RETAIL COMPARABLE No. 1

East End Plaza
Location Data
Location: Road 30 Across from St. John Ferry
Red Hoolk US
County: St. Thomas
Assessor's Parcel No: NA
Atlas Ref: NA
Physical Data
Type:
Gross Leaseable Area: 72,000 SF
Year Built: 2007  Under Construction
Exterior Walls: Masonry
Caondition: Excellent _:;EHE Data
. coupancy:
i:::;i 2nd Level Local- In Lease Up
: Owerall: MA
Bank 5,000 SF Typical Size NA
ypl 1ze:
Bank 5,000 &F Term: Negotiable
Base Rent PSF:  $50-$65/SF
Rent Escalations: CPI
Anchor Tenant GLA: 10,000 SF Basis: Triple Net
Local Tenant GLA: 62,000 SF Expense Pass-Thru: $5.00
Total GLA: 72,000 SF Free Rent (months): MNone
Tenant Improvement: None
Leasing Agent: Bill Otto
Phone Mo.: {340) 774-444
Survey Date: 6/2007

Comments

This retail center is currently under construction and is scheduled for delivery in December 2007. It is located in
Red Hook, east end of 5t. Thomas, opposite the St. John Ferry Dock. This center is a three-story elevator building
with approximately 72,000 SF and a tenant mix of office, commercial and retail. The third floor level is office
space, second floor parking level is office/commercial and the first floor has a covered walkway and is mostly
retail. This center is in lease up and the agent stated they have signed on two banks, several fast food
restaurants, several economic groups and many locals with established businesses moving from the heart of
town in Charlotte Amalie. Rental rates in this center range from $50 to $65 SF with a $5.00 CAM. Taxes and
insurance are not included in CAM and were guoted as being an additional $3.00 to $4.00.

caﬁnE © 2007 CB Richard Ellis, Inc.
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RETAIL COMPARABLE No. 2

Fort Mylner Shopping Center
Location Data
Location: Weymouth-Rhymer Highway and
Charlotte Amalie,US
County: St. Thomas
Assessor's Parcel No: NA
Atlas Ref: M/A
Physical Data
Type:
Gross Leaseable Area: 26,200 SF
Year Built: 1966 Renovated 1996
Exterior Walls: Masonry
Condition: Good ?Lm
o coupancy:
Parkmg._ Good Local-
F‘”;IPE: Overall:

i reenery , .
Cloth Horse Typical Size:
CommaoLoco, Inc Term:

’ Base Rent PSF:
A Rent Escalations:
Anchor Tenant GLA: Basis:

Local Tenant GLA: 26,200 SF
Total GLA: 26,200 SF

Comments

Expense Pass-Thru:
Free Rent {months):
Tenant Improvement:
Leasing Agent:
Fhone Mo.:

Survey Date:

A

a7.71%
1,500 SF

5 Years
$21.00 - $26.00
CFI

Triple Net
$4.00 SF
Mone

Mone

Marna Green

6/2007

This one-story retail center was constructed in 1966, but has since been renovated in 1996 and is in good
condition. This retail strip center contains 11 tenants ranging in size from 300 to 4,800 sguare feet. Currently,
there is 1,500 SF available for lease at an asking rental rate of $21.00 to $26.00/5F, plus $4.00 CAM. This
property contains an outparcel occupied by Kentucky Fried Chicken.

caﬁnE © 2007 CB Richard Ellis, Inc.
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RETAIL COMPARABLE No. 3

Havensight Mall

Location Data

Location: Along Side The Cruise Ship Dock
Charlotte Amalie,US

County: St. Thomas

Assessor's Parcel No: NVA

Atlas Ref: N'A

Physical Data

Type:

Gross Leaseable Area: 260,000 SF

Year Built: 1980

Exterior Walls: Cement Block

Condition: Good

Parking: Good

Lease Data

Anchor Tenant GLA: NA
Local Tenant GLA: 260,000 SF
Total GLA: 260,000 SF

Occupancy:
Local:

Owerall:
Typical Size:
Term:

Basze Rent PSF:

Rent Escalations:

Basis:

MN'A

100%

2,000 SF
Syears

$40.00 - $60.00
CPI

Triple Net

Expense Pass-Thru: $3.00
Free Rent (months): MNone

Tenant Improvement: Negotiable

Comments

Leasing Agent: Georgianne
Phone No. I
Survey Date: 6/2007

Havensite Mall is a dockside shopping center with a combination office, retail and warehouse use, set along the
busiest cruise ship facility in the Caribbean. The shopping center generally has rental rates ranging from $25.00
to $30.00 per square foot for the office and back portion stores and $40.00 to $60.00 for the high traffic locations
catering to the cruise ship passengers.

CBRE ¢ 2007 CB Richard Ellis, Inc.
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RETAIL COMPARABLE No. 4

Lockart Gardens Shopping Center

Location Data
Location: Weymouth-Rhymer Highway and SR
Charlotte Amalie,US
County: St. Thomas
Assessor's Parcel No: NA
Atlas Ref: N'A
Physical Data
Type:
Gross Leaseable Area:85,000 SF
Year Built: 1972
Exterior Walls: Masonry
Condition: Good ;LD@
Parking: Good DE:E:IMY
Anchors: Overall:
Kmart 40,000 SF Tvpical S'- o
Foot Locker T;pnl'n e
rm:
Furniture World
urniture Tor Base Rent PSF:
Rent Escalations:
Anchor Tenant GLA: 40,000 SF Basis:
Local Tenant GLA: 45,000 SF Expense Pass-Thru:
Total GLA: 85,000 SF Free Rent (manths):
Tenant Improvement:
Leasing Agent:
Phone Mo.:
Survey Date:
Comments

A

98.5%

1,500 SF

5 Years
$26.00 - $31.00
CFI

Triple Net
$4.00

Mone

Mone

Marna Green

6/2007

This one-story retail center was constructed in 1972, but has since been renovated in 1996 and is in good
condition. This retail center contains a Kmart, Foot Locker, Furniture World and Banco Popular. Reportedly,
rental rates in this center range from $26.00 to $31.00/5F with a $4.00 CAM including taxes.

CBRE & 2007 8 Richord Ellis, Inc.

Cxb RaCHARD BaliE
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RETAIL COMPARABLE No. 5

Nisky Center

Location Data
Location: Road 30 West Of Charlotte Amalie
Charlotte Amalie,US
County: St. Thomas
Assessor's Parcel No: N'A
Atlas Ref: M'A
Physical Data
Type:
Gross Leaseable Area:123,787 SF
Year Built: 1988
Exterior Walls: Masonry
Condition: Average
Parking: Good
Anchors:
US Immigration
Anchor Tenant GLA: NA
Local Tenant GLA: 123,787 SF
Total GLA: 123,787 SF
Comments

Lease Data
Occupancy:
Local: A
Owerall: a3%
Typical Size: 1,500 5F
Term: 3-5 Years
Base Rent PSF: $35.00 - $40.00
Rent Escalations: CPI
Basis: Gross

Expense Pass-Thru: MNone
Free Rent (months): MNone
Tenant Improvement: None

Leasing Agent: Bill Pyle
Phone No. I
Survey Date: 6/2007

This two-story retail/office center was constructed in 1988 and is in average condition. This center is located just
west of downtown Charlotte Amalie the heart of St. Thomas and and the cruise line ships. This retail center is
anchored by United States Immigration and Naturalization Service and Bank of Nova Scotia The first floor retail is
almaost fully occupied but their is some space avallable along the upper floors. The rental rates on a gross rent
basis range from $35.00 to $40.00/8F. The equivalent triple net lease is $30 to $36/FT. The building is situated

on leased land.

CBRE & 2007 C8 Richard Ellis, Inc.
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RETAIL COMPARABLE No. 6

Red Hook Plaza
Location Data
Location: Red Hook Road Across From
Red Hool US
County: St. Thomas
Assessor's Parcel No: NA
Atlas Ref: M/A
Physical Data
Type:
Gross Leaseable Area: 36,000 SF
Year Built: 1976
Exterior Walls: Masonry
Condition: Average
Parking: Average
Anchors:
Banco Popular
Ace Hardware
Anchor Tenant GLA: NA
Local Tenant GLA: 36,000 SF
Total GLA: 36,000 S5F
Comments

Lease Data

Occupancy:
Local:
Owerall:

Typical Size:

Term:

Baze Rent PSF:

Rent Escalations:

Basis:

Expense Pass-Thru:
Free Rent {months):
Tenant Improvement:

Leasing Agent:
Fhone Mo.:
Survey Date:

A

100%

800 SF
Syears
$28.00 - $32.00
CFI

Triple Net
$4.00/SF
Mone

Mone

Marna Green

6/2007

This two-story retail/office center is located across from American Yacht Harbor in the eastern end of the island
known as Red Hook. The majority of the tenants are service related to the existing surrounding community. The
first floor contains mostly retail oriented uses, while the second floor contains mostly professional related
businesses. There is a 1,000 square foot building in front leased to a restaurant. Reportedly, rental rates range
from $28.00 to $32.00/5F plus CAM of $4.00 per square foot.

CBRE & 2007 C8 Richord Ellis, Inc.
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AMERICAN YACHT HARBOR & MARINA

ADDENDUM E

HISTORICAL OPERATING STATEMENTS
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American Yacht Harbor
Income Statement May 31, 2007
Consolidated

June 12, 2007

Current Budget Variance YTD Budget Wariance
Revenues
Docks 46,392 45500 B2 £ 193,907 201,081 (7,174)
Docks - P 18,454 16,500 1.954 82,510 75,734 6,776
Docks - Seasonal 14,364 20,500 [B.136) 102,926 108,435 {5,509)
Docks - Transient 38,378 29.000 9,378 186,388 158,774 27 614
Docks - Electric 16,130 20,900 4. 770) 80,140 103,024 (22 884
Docks - Electric - P 1,079 3.300 [2.221) 8,848 15,147 {6,299
Docks - Water 13,336 14 280 (214) 67,779 70,245 2, 466)
Docks - Water - P 1417 2.145 (728) 8,520 9 846 1,326)
Leases - Retail 99,089 94,575 4514 434,007 414,718 19,289
Leases - Storage 5,785 B.200 [2.415) 26,205 31,340 {5,135)
Leases - Trash 2,065 2,140 (78] 9,186 9,457 {271)
Leases - Parking 3873 4.400 (527) 19,823 19,445 378
Leases - Water 10,031 14 280 [4.219) 42175 54,126 (11,851)
Boat Services 1,555 3,900 [2.345) 11,884 17,485 {5,601
Gas 91,054 80,605 10,449 401,620 405,254 (3,634
Diesel 126,360 123,005 3,355 4584 954 567,138 (82 184)
ferchandise 8,313 B.000 313 40,003 36,935 3,068
Other Income 4 {2) & 1 3 (2]
Finance Charges 809 1.250 (441) 3,466 5524 {2,058)
Discount - Sale (46] i) (48] (48]} LI [46)
Less Gross Receipts Tax {9.030) (8.464) (566]) [37.429) 40,372) 2943
Guaranteed Payment - P 9.925) {9.925) 0 (43,862) (43,862) 0
Total Revenues 479 487 474,029 5458 2,123,005 2,.219.477 (96,472)
Cost of Sales
Docks 30,799 26,394 4405 115,865 115,284 581
Docks - P 1,308 2,961 (1.653) 7.914 13,590 {5,676)
Docks Electric 10,012 15,048 [5.038) 47,585 T4T7T7 (26 592)
Docks Water 2,257 2,381 [94) 10,672 11,590 {918)
Leases Retail 22611 21,483 1,128 93,663 94,080 417
Leases Trash 1,100 1.100 0 5,036 4 861 175
Leases - Parking 0 100 {100} 1.344 442 902
Leases - Water Saas 6,413 (969) 20,632 24 358 {3,726)
Boat Services 1,365 1.835 {470) 4,714 8210 3,496)
Gas 70,753 57,230 13523 287,347 287,731 (384
Diesel 87,368 87.334 34 335,418 402,658 (67,250)
fMerchandize 4397 4 640 (243) 21,345 21,423 (T8)
Total Cost of Sales 237,414 226,889 10,525 951,535 1,058,414 (106,879)
Gross Profit 242,073 247,140 (5,067) 1,171,470 1,161,063 10,407
Payroll
Bonus 0 i) 0 a 0 0
Payroll Taxes 5,400 5.432 [32) 23,336 23,671 {335)
Payroll Benefits 5,226 7.830 [2.604) 28,513 34,603 {6,090)
Panszion Benefits 1,531 1.874 (343) 6,613 8,163 {1,550
Contract Labor 0 i) 0 4] L1 0
Salaries - Gross 62,236 62,440 {204) 258 644 272,091 (13,447
Total Payroll 74,393 77,576 (3,183) 317,106 338,528 (21,422)
Salaries - Administrative 19,018 20510 [1.492) B84, 668 89,348 4,680)
Salaries - Store 7 BBE6 7.804 (18) 30,056 33,842 {3,786)
COS - Payroll {26,904 (28.41B) 1.512 (114,724} [123,194) 8470
PR - Docks (26,232 (25.644) (288) (110,778} [111,970) 1,192
F/R - Leazes (22 477) (20, 483) [1.994) (91,147} (B9.661) {1,486)
Net Payroll 25,684 31,447 (5.763) 115,181 136,893 (21,712)

© 2007 CB Richard Ellis, Inc.
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American Yacht Harbor
Income Statement May 31, 2007
Consolidated

June 12, 2007

Current Budget Variance YTD Budget Wariance
Operating Expenses
Advertising 6,764 4714 2,050 22412 21,454 958
Bank Charges 318 176 142 1.350 778 572
Credit Card Dizcounts 5,794 6. 162 {368) 20,250 28,852 {8,602)
CAM Reimbursemeant (16,458) (16.448) (10 [72,626) (72,690 G4
CAM Expenses 1,436 2.500 (1.064) 10,278 11,048 {772)
Electricity 1,369 4 600 [3.231) 16,533 20,542 4,009
Electric - P 327 450 {123) 1.681 1,989 {308)
Land Lease 5132 5131 1 22,700 22 678 24
Insurance N415 26,737 4678 102,497 118,160 (15,663)
Miscellaneous 0 300 {300) 406 1,326 {920)
Permits & Inspections 0 1.500 [1.200) 5,860 1,920 3,940
Personnel Costs 6 200 {194) 20 1,220 {1,200)
Postage 22 400 (378) 922 1,768 (846
Repair - General 3,199 1.670 1,529 4740 7,380 2,640)
Repair - Projects 0 0 0 4] L] 1]
Security 1,858 1.850 B 7.878 8176 {298
Sewer & Water 3,087 2.500 587 B.747 11,049 {2,302)
Water - P (85) 180 (235]) (311} 663 (974
Sprinklers 240 300 (B0 1,722 1,326 396
Supplies - General 1,072 1.820 (748) 7.214 8,128 (914
Supplies - Computer 0 126 {126) 140 556 {416
Supplies - Office 882 700 182 3.496 3,094 402
Supplies - Vehicle 408 436 (309 1.420 1,926 {506
Telephone 1,350 1.300 a0 5,030 5,746 {716)
Tools 0 380 {350) 1.321 1,546 {225)
Travel 310 0 310 2,130 4 500 {2,370
lieals 0 i) 0 260 0 260
Uniformes 0 380 {350) 284 1,546 {1,262)
Waste Removal 0 i) 0 4] LI 0
Total Operating Expenses 48,444 47,974 470 176,352 214,679 (38,327)
Contribution 167,945 167,719 226 879,937 809,491 70,445
Other Expensas
Administrative Fees 0 i) 0 4] 0 0
Ad Valorem Tax 0 i) 0 4] 0 0
Legal / Accounting 872 1.600 (728) 8,746 7072 1,674
Management Travel 0 2.900 [2.900) 948 12,816 {11,868)
MManagement Meals 0 500 (200) 84 2210 2,126)
Donations 0 2100 [2.100) 700 9282 {8,582)
Promation 0 i) 0 4] 0 0
Extracedinary 0 i) 0 i] 0 i
Total Other Expenses ar2 7,100 (&.228) 10,478 31,380 (20,902)
NOI (Before Feas) 167,073 160,619 6,454 869,459 778,111 91,348
Management Fees 37,382 36,932 450 165,322 172,780 {7 458)
Net Operating Income 129,691 123,687 6,004 704,137 605,331 98,806
Mon Operating Expenses
GP Fees 0 i) 0 i] 0 i
Amortization 0 4751 [4.751) 4] 20,996 (20,996)
Amortization - Retail Leasa/TI 0 i) 0 4] 0 0
Depreciation 0 21,850 {21.,850) 4] 97,005 (97 ,005)
Interest Expense 319,671 51,026 268,645 412,125 225,502 186,623
Interest Income (348 {32B) (209 (1,280} (1,438) 156
Total Non Operating Expense 319,325 77,401 241 924 410,845 342,067 68,778
Net Income $ (189,634 46,286 [235,920) $ 253,292 263,264 30,028

© 2007 CB Richard Ellis, Inc.
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American Yacht Harbor
Income Statement December 31, 2006
Consolidated

June 12, 2007

Current Budget Variance YTD Budget Wariance
Revenues
Docks 40,620 44 900 [4.280) £ 519,279 538,800 (19,521)
Docks - P 16,976 11,800 5,176 192,762 180,800 11,962
Docks - Seasonal 29413 22,000 7413 335,626 317,000 18,626
Docks - Transient 35,164 23.000 12164 359,872 292,000 67 872
Docks - Electric 16,913 18,879 [1.968) 259,705 241,038 18,667
Docks - Electric - P 935 1.258 (363) 32,640 19,588 12,752
Docks - Water 12,074 12,316 (242} 173,947 157,247 16,700
Docks - Water - P 1,315 1.687 {372) 23,254 25,858 2,604
Leases - Retail 94,132 87.539 6,293 1,092,002 1,039,522 52 480
Leases - Storage 6,045 7.000 {955]) 70,982 81,975 (10,993)
Leases - Trash 2,140 2,040 100 24,855 24 480 375
Leases - Parking 4,490 3.000 1.490 50,430 36,000 14,430
Leases - Water 7 486 11,000 [3.514) 121,906 133,300 (11,354)
Boat Services 3,700 5.200 (1.500) 36,501 62,550 (26,049
Gas 75,557 62,000 13,557 980,590 590,000 90,590
Diesel 89,034 55,000 34034 1,887,601 1,576,000 311,601
ferchandise 8223 7.750 473 95,541 86,000 9,541
Other Income 2] 5 (7} (3} L] {3)
Finance Charges 1,399 BOO 589 17,212 9,600 7612
Discount - Sale 0 (B78) B78 [B33) (18,499) 17 BE6
Less Gross Receipts Tax {6.913) {4.955) [1.958) (118,550} [101,341) {17,.209)
Guaranteed Payment - P 9.925) (9.815) {110} (116,331} [115,778) {553)
Total Revenues 428,776 361,566 67,210 6,039,188 5,476,440 562,748
Cost of Sales
Docks 45,435 25 BBY 20,748 334 461 303,966 30,495
Docks - P 1,000 1.208 {208) 30,807 18,516 12,291
Docks Electric 11,302 11,139 163 171,584 142,212 29372
Docks Water 2124 2,054 30 27,293 26,730 563
Leases Retail 33,232 20,185 13,037 267 486 239,700 27,786
Leases Trash 1,100 1.000 100 13,100 12,000 1,100
Leases - Parking 0 100 {100} 1.792 1,200 592
Leases - Water 415 4950 (799) 58,422 59 987 1,565)
Boat Services 410 2100 (1.680) 14,517 23,625 19,108)
Gas 53,513 45 BBO 7833 692 617 558,600 34,017
Diesel 61,698 40,700 20.998 1,329,597 1,166,240 163,357
fMerchandize 3,996 4. 495 {499) 53,147 49 880 3,267
Total Cost of Sales 218,961 159,548 59,413 2,994,823 2,702,656 292167
Gross Profit 209,815 202,018 7,797 3,044,365 2,773,784 270,581
Payroll
Bonus 25,000 i) 25.000 25,000 0 25,000
Payroll Taxes 6,380 5,933 447 61,918 70,841 {8,923)
Payroll Benefits 5,936 7425 [1.489) 69,400 89,100 (19,700
Panszion Benefits 938 1.837 (899) 16,480 21,934 15,474)
Contract Labor 1,500 0 1.500 B.166 0 8,166
Salaries - Gross 64,105 61,231 2874 592 261 731,154 (38,853)
Total Payroll 103,859 76,426 27433 873,205 913,029 (39,824)
Salaries - Administrative 19,112 18,254 858 221,305 218,442 2,863
Salaries - Store 5,350 9 240 [3.880) 55,766 114,028 {58 262)
COS - Payroll (24 462) (27.494) 3,032 (276,660} [332 470) 55,810
PR - Docks (42,923 (25,687 {17.236) [316,478) [303,966) (12,512)
F/R - Leazes {31,268) {20.185) {11.,073) (252,611} 239,700} (12,911)
Net Payroll 29,668 30,544 (876) 304,527 369,363 (64,836)

© 2007 CB Richard Ellis, Inc.
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American Yacht Harbor
Income Statement December 31, 2006
Consolidated

June 12, 2007

Current Budget Variance YTD Budget Wariance
Operating Expenses
Advertising 5316 2. BB0 2 656 53,236 41,058 12,178
Bank Charges 206 176 30 1.598 2,100 {502)
Cradit Card Discounts 4,936 3616 1.320 78,7 54,763 23,938
CAM Reimbursement (42 966) (16.241) (26,725]) (215,720} (194,680) (21,040)
CAM Expenses 1918 2,000 (82) 30,719 24,000 6,719
Electricity 3,087 4750 [1.663) 45,595 57,000 {11,405)
Electric - P 60 450 {390) 4 658 5,400 {742)
Land Lease 513 5,132 (1) 61,569 61,584 {15)
Insurance 37,938 36,040 1,898 431,039 432,480 (1,441
Mizcellaneous 438 500 [B2) 1.658 6,000 4,342
Pearmits & Inspections 206 400 194) 7.140 4,800 2,340
Personnel Costs 4,064 200 3.864 5,501 2. 400 3,11
Postage 250 300 (509 4,946 3,600 1,346
Repair - General 703 1.718 (1.015) 17,478 20,604 {3,128)
Repair - Projects 0 0 0 4] L] 1]
Security 1,792 1.734 58 22,024 20,800 2124
Sewer & Water 2,689 1.800 BES 37.484 21,600 15,884
Water - P 0 0 0 1.734 0 1,734
Sprinklers (B0) 200 (280) 4,140 2,400 1,740
Supplies - General B66 1,600 (734) 22,339 19,200 3,139
Supplies - Computer 0 TG (78] 1.330 900 430
Supplies - Office 422 750 (328) T7.194 9,000 {1,806)
Supplies - Vehicle 222 150 72 5,880 1,800 4,080
Telephone 1,042 1.200 {158) 15,755 14,400 1,355
Tools a2 300 {218) 3,501 3,600 )]
Trawal 1,104 1.000 194 7.224 5,500 1,724
[Meals 36 0 36 1.284 0 1,284
Uniforms 1,060 350 710 5,330 4.200 1,130
Waste Removal 0 i) 0 4] LI 0
Total Operating Expenses 30,612 50,861 [20,249) 664,327 624,509 39,818
Contribution 149,535 120,613 28,922 2,075,511 1,779,912 295,599
Other Expensas
Administrative Fees 2,000 2,000 0 24,000 24,000 i
Ad Valorem Tax 0 i) 0 4] 0 0
Legal / Accounting 11,318 1.000 10,318 51,962 25,000 26,962
Management Travel 3,306 1.500 1.806 44 326 18,000 26,326
MManagement Meals 552 200 352 9.410 2,400 7,010
Donations 2,000 2100 {100} 26,976 25,200 1,776
Promation 0 i) 0 345 0 348
Extraordinary 0 0 ] (21,244) 0 (21,244
Total Other Expenses 19,176 6,800 12,376 135,776 94,600 41,176
NOI (Before Fees) 130,359 113,813 16,546 1,939,735 1,685,312 254,423
Management Feas 7.821 6. B4B a73 116,383 101,340 15,043
Met Operating Income 122,538 106,965 15,573 1,823,352 1,583,972 239,380
Mon Operating Expenses
GP Fees 6,126 5,364 TE2 91,168 79,386 11,782
Amorization 1,963 2 467 (204) 23,545 29,604 {6,059)
Amortization - Retail Leasa/TI 0 1.216 [1.218) 817 14,592 (13,775)
Depreciation 16,562 16,577 [15) 198,742 198,927 {185)
Interest Expense 47,939 52,906 [4.967) 625,837 634,880 (9,043)
Interest Income {392) B4 {458) (3,984} 768 {4,752)
Total Non Operating Expense 72,198 78,504 (6,396) 936,125 958,157 (22,032)
Met Income 3 50,340 28,9M 21,969 $ 8av2a7 625,815 261,412
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American Yacht Harbor
Income Statement December 31, 2005

Consolidated
January 2T, 2008

Current Budaset Variance ¥TD Butpet Varianca
venues

. ocks $ 420985 41,000 1,085 $ 526,847 492 000 34 847
Docks - P 14,871 11,500 3,371 177,680 142,000 35,680
Docks - Seasonal 33,084 21,000 12,084 320,345 325,000 {4 654}
Docks - Transient 33,191 22,000 11,191 300,449 227,000 73,449
Diocks - Electric 9,709 16,800 (7,081) 225, 906 208,800 17,108
Diacks - Electric P 1,602 890 812 18,085 8,520 8,575
Diocks - Water 8,545 13,440 (4,894} 139,944 167,040 (27,006)
Docks - Water P 2,252 1,180 1,102 23,115 14,200 B,515
Leases - Retail 80,003 83244 8,758 1,044,076 985,667 57,400
Leases - Storage 6,139 5375 764 75,034 B4 500 10,534
Leages - Trash 2.115 1,890 125 24,555 23,880 675
Leases - Parking 3,830 3,000 530 38918 36,000 2,818
Leases - Water 5,380 11,000 {1,610} 124,884 132,000 (7,118}
Boat Servicas 2,544 2,500 144 38,230 35,100 3,130
(Gas 79,625 54,000 25 625 S04 e02 715,000 189 802
Dieseal 53,233 50,000 43233 1,509,583 1,308,000 203 EB3
Merchandise 7,015 7,000 15 81,631 77,000 4631
Other income 11 & 5 (2} 1 (3)
Finance Charges 1,945 BOO 1,145 12,304 8,600 2,704
Discount - Sale (24} {1,040) 1,018 {14,909) (29.610) 14,701
Less Gross Receipts Tax (7.194) {4,388) (2,798} {102,855) (82,735) {20,120}
Guaranteed Payment {9,529) {9,000) (528 (112,987) {108,000} {4,987
Total Revenues 425,543 332,057 93,486 5445746 4,749,963 695,783
Cost of Sales
Daocks 38,302 27 507 10,785 302,158 327,378 (25,220
Docks - P 1,781 £814 047 17,700 9,961 7,739
Docks Electric 6,729 8,240 (2,511} 141,794 114,840 26,854
Docks Water 1,314 2,180 {836} 25,641 26,727 (1,086}
Leases Retail 31,344 21,873 8474 257,408 262,260 [4,762)
Leases Trash 1,000 800 100 11,600 10,800 700

- ases - Parking D 100 {100) 540 1,200 (650)

i ases- YWater 4 221 3,520 701 80,546 42,240 18,308
Boat Services 165 1.080 (835) 14,022 14,040 (3,018)
Gas 56 396 38,880 17,516 660,224 514,800 145 424
Diesel 71,326 37,000 34 326 1,169,580 966,440 203,140
Merchandise 3,591 4,200 (B0%) 47,515 46,200 1,318
Total Cost of Sales 216,149 147,184 68,965 2,705,718 2,336,886 368,832
Gross Profit 209,394 184,873 24,521 2,740,028 2,413,077 326,951
Payroll
Bonus 25000 1] 25,000 25,000 0 25,000
Payroll Taxes 7,286 5,532 754 63,662 77,742 {14,080}
Payroll Benafits 5,402 6,750 {1,348) 73,229 81,000 (7,771}
Pension Benafits 380 1,781 {1,391} 16,159 21,138 {5,038}
Salaries - Gross 68,507 59,379 8,128 BA3.660 706,710 (23,050}
Total Payroll 106,585 74,442 32,143 861,710 886,650 {24,940}
Salarias - Administrative 27,051 18,484 B8 EBT 237,484 218,888 18,6286
Salarias - Stote B,156 8,380 1,776 54,142 75,2682 (21,140}
COS - Payroll - (36,746) {24 862) {11,884} {283,175} (294,150) 875
P/R - Docks (38,222) (28 45T} {11,765) (301,625) {314,778) 13,153
P/R - Leases {31,344) (21,123} (10,221} {257,438) {253,280) (4,178)
Met Payroll 35,480 26,564 8,616 301,108 B 612 {17,504)
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American Yacht Harbor
Income Statement December 31, 2005

Consolidated
January 27, 2006
Cunrent Budget Variance it} Budgat Variance
! erating Expenscs
. Jdvertising 3,554 4,000 (4G} 41,226 48,000 18,772}
Bank Charges 238 176 G2 1.801 2.100 {268
Cradit Card Discounts 3,785 332 EEE 58, 588 47 501 12,097
CAM Reimbursemsent {35,488) {15,845) {18,551) {209 943) {191,340} {18,603)
CAM Expenses 3,240 2,000 1,240 26,553 24,000 2,953
Electricity 3,506 5,500 {1,904} 50,774 88,000 (15,228}
Electric - P (595} 450 {1,045} &,007 5400 #/ar
Land Lease 5,132 5,132 0 61,682 &1,584 (2}
Insurance 33,261 32332 aze 415,020 387,096 31,024
Insurance - P 310 0 310 72687 o 7,287
Miscellaneous 258 500 {244) 5827 8.000 (173}
Parmits & |nspections 400 100 304 5,004 3,200 1,804
Pergornal Costs i} 200 (200} 10,370 2,400 7,870
Postage ' 192 250 (58) 3,434 3,000 434
Repair - General 1,226 1,218 8 19,8620 14,804 5016
Rapair - Ganaral - P o 1] 0 a4 0 44
Repair - Projects 0 o o ] 5,400 {5.400)
Security 2.040 1,676 164 20,700 22 500 {1,800}
Sewer & Waler 2,858 2,000 asg 17.045 24,000 {6,955)
Water - P 179 83 o6 (2,004) 996 {3,000)
Sprinklers 432 200 232 1,985 2,400 {414)
Supplies - General 2,533 1,000 1,533 24 680 12,000 12,680
Supplies - Computer ] 50 (50) 1,768 800 1,168
Supplies - Office 452 750 {298) 8,180 9,000 (840)
Supplies - Vehiclke 52 150 {88) 1,796 1,800 {4)
Telephone 1,122 1,000 122 14,540 12,000 2,840
Toaols 541 200 341 4,287 2400 1,857
Travel 1,078 1,000 i) £,692 3,500 3,192
Meals 2,802 0 2,802 3,656 [+ 3,656
Unifarms GEa 350 338 6,100 4 200 1,900
Waste Remaval ] 0 0 0 0 a
; “al Operating Expenses 33,863 47,894 {14,031) 618,362 581,241 T
““Contribution 140,051 110,116 29,936 1,820,558 1,513,224 307,334
Other Expenses
Administrative Fess 2,000 2,000 0 24 000 24,000 ]
Ad Walorem Tax [+ ] 1] 0 1] a
Allocated Wages 0 4] o 1,701 a 1,701
Legal / Accounting 160 00 260 17 BE& 10,000 7,866
Management Travel 0 1,500 {1,500% 24,076 18,000 6,076
Management Maals 0 o o 2,858 a 2,858
Donations 1,052 2,084 {1,032} 27,485 25,000 2,486
Promolicn 0 o 0 o 1] 0
Extraordinary {9.320) o] 19,320) (19,341} 1] (19,241)
Total Other Expenses {5,508) 6,084 {11,592) 78,646 77,000 1,646
NOI (Before Foes) 145,559 104,031 41,528 1,741,912 1,436,224 305,688
Management Fees 8,545 5,242 2,300 104,513 86,174 18,3358
Net Operating Income 137,014 97,789 39,225 1,637,399 1,350,050 287,349
MNon Operating Expenses '
GP Feas 6,002 4,880 1.112 81,878 87,500 14,379
Amortization 1,883 7.200 (5,237 122 293 85,400 35,8493
Amoriization - Retait LeasalTl (2,847 285 (3,126) 3,180 B, 345 {3,155)
Cepreciation 19,560 16,600 3,060 201,842 188,200 2,642
Intarest Expanse 65,105 21,740 43,365 358,319 260,880 07,430
Interest Income {1,679) (400} {1,275} {5,361) {4.800) (581)
Total Non Operating Expens 88,210 50,315 37,895 782,162 615,625 146,637

Met Income 5 48,804 4T AT4 1,330 § 876,237 734,525 140,712
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AMERICAN YACHT HARBOR & MARINA

ADDENDUM F

CZM PERMITS

© 2007 CB Richard Ellis, Inc.

EFTAO00787898



SHITH
2

DEED

J:87PR

RECORDER [+

A1/19/2887

cial Records of
5T THOMAS/ST JOHM
WIL¥A 0. HART

Official

ASSIGNMENT OF COASTAL ZONE MANAGEMENT PERMIT NOS.

CZT-4-99(W), CZT-81-87(L) and CZT-53-85(SL)

»
ASSIGNMENT made this (3 " day of [ecade,”” . 2006 from MOF VI
Limited Partnership, a U.S. Virgin Islands limited partnership, whose mailing address is,

4801 Spring Valley Road, Suite 80, Dallas, Texas 75244 (the “Assignor”) to IGY-AYH
ST. THOMAS HOLDINGS, LLC, a U.S. Virgin Islands limited liability company whose
mailing address is c/o Island Capital Group LLC, 717 Fifth Avenue, 18" Floor, New
York, New York 10022 (the “Assignee™).

WHEREAS, Assignee is the Permittee under Coastal Zone Management Permit
Nos. CZT-4-99W, CZT-81-87L and CZT-53-855L with effective dates of September 14,
2000, May 12, 1988 and January 24, 1986, respectively, copies of which are attached
hereto as Exhibits A, B and C and made a part hereof, together with any and all
modifications, extensions, renewals, applications for renewal and reconstruction permits
issued in connection therewith (collectively, the “CZM Permits™), granted by the St.
Thomas Committee of the Virgin Islands Coastal Zone Management Commission as
Permittor, respecting the development, use and occupancy of the Premises described in
Exhibit D attached hereto and made a part hereof together with the adjoining submerged
lands;

WHE%E?S, Assignor and Assignee entered into a Purchase and Sale Agreement
dated as of sher 22, 2006 (“Agreement”) pursuant to which Assignee agreed
that it would accept delivery from Assignor of, and Assignor agreed to assign, transfer
and deliver to Assignee, on the Closing Date (as defined in the Agreement), Assignor’s
right, title and interest in the Property (as defined in the Agreement) and Assignor agreed
to deliver to Assignee an assignment, transfer and delivery as to Assignor’s rights under
the CZM Permits to be sold to Assignee, and Assignee agreed that Assignee would sign
this document to evidence Assignee’s assumption of the liabilities to be assumed by
Assignee under the provisions of the CZM Permits; and

WHEREAS, by this Indenture, Assignor intends to assign and transfer to
Assignee, its successors and assigns, all of the Assignor’s interest in the CZM Permits to

be sold to Assignee as provided in the Agreement;

NOW, THEREFORE, pursuant to the Agreement and in consideration of the
premises and of other valuable consideration, the receipt and sufficiency whereof are
hereby acknowledged, and of the mutual covenants herein set forth, Assignor has
assigned, transferred, sold, remised, released, alienated, set over and confirmed and by
these presents does assign, transfer, sell, remise, release, alienate, set over and confirm
unto Assignee, its successors and assigns, forever, as an entirety, all of the rights and
interests in the CZM Permits.

TO HAVE AND TO HOLD all of the aforesaid rights and interests hereby
assigned, transferred, sold, remised, released, alienated, set over, and confirmed or
intended so to be unto Assignee to and for the use of Assignee, its successors and assigns.

EESBRRLGOAZ HoOQ
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AND IN FURTHER CONSIDERATION as aforesaid, Assignor and Assignee,
respectively, each for itself, its successors and assigns, has covenanted, bargained and
agreed and by this Indenture hereby covenants, bargains and agrees each to and with the
other, its successors and assigns, as follows:

1. Upon written request of Assignee, Assignor, from time to time, will
execute and deliver to Assignee, without further consideration but without expense to
Assignor, such other and further instruments of assignment and transfer as Assignee may
reasonably request for the more effective assignment and transfer to Assignee of any of
the aforesaid.

2 Assignor hereby makes, constitutes and appoints Assignee the true and
lawful attorney-in-fact of Assignor, with full power of substitution, in the name and stead
of Assignor, but on behalf and for the benefit of Assignee, to demand and receive any and
all of the aforesaid rights and interests of Assignor, and to give receipts and releases for
and in respect of the same, and any part thereof, and from time to time to institute,
prosecute, appear in, defend and appeal in the name of Assignor, or otherwise, at the
expense and for the benefit of Assignee, any and all actions, suits and proceedings at law,
in equity or otherwise, which Assignee may deem proper in order to collect or reduce to
possession any of the aforesaid rights and interests of Assignor and/or in order to collect
or enforce any claim or right of any kind hereby conveyed or assigned and transferred, or
to resist or defend against any claim, debt, obligation, liability or assertion or a liability
assumed by Assignee, or intended so to be, and to do all acts and things in relation to the
rights, interests, liabilities and obligations which Assignee shall deem desirable, Assignor
hereby declaring that the foregoing powers are coupled with an interest and are and shall
be irrevocable by any act of Assignor, or by its winding up and dissolution, or in any
other manner or for any reason whatsoever.

3. Assignee agrees to assume, and hereby does assume, and agrees to
undertake, perform and pay any and all obligations of Assignor arising on or after the
date hereof in respect of the CZM Permits existing or incurred on or after the date hereof
(collectively, the “Assumed Obligations™) and Assignee hereby indemnifies and holds
harmless Assignor against any and all losses, costs and expenses (including, without
limitation, reasonable legal expenses) resulting from or relating to the Assumed
Obligations.

4. This Assignment is made pursuant to the provisions of 12 Virgin Islands
Code, Sections 901, et seq. and the Rules and Regulation promulgated thereunder.

5. This Assignment shall become effective immediately upon the later of (a)
the approval of the St. Thomas Coastal Zone Management Committee or (b) the Closing
Date as defined in the Agreement.

6. This Indenture shall be governed and construed by the laws of the U.S.
Virgin Islands and shall bind and inure to the benefit of the parties hereto and their
respective successors and assigns,
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IN WITNESS WHEREOF, the parties have duly executed this Indenture on the
day and year first above written.

Signed in the presence of: GRANTOR:

y . MOF VI LIMITED PARTNERSHIP, a United
Witness: // / States Virgin Islands limited partnership
Print Name: 4' Cepreg By: American Yacht Harbor, Corporation, its

k!

Witness: '. General Pagtner
Print Name:é N f15uma By: NL

Ronald W. Rhoades, President

GRANTEE:
IGY-AYH ST. THOMAS HOLDINGS, LLC, a

U.SWimitad liability company
By: = 7

Name: 7., o 1. é(
Title: Duly Authorized' Signatory

STATE OF N\ e\ el ) NOTARY PUBLIC, State of New York
! ss: No. 02C06146307
COUNTY OF L ) mmm- a,.u;lswzg]o
The foregoing instrument was acknowledged before me this |3 “day of e ., 2006, by
Ronald W. Rhodes as President of American Yacht Harbor Corporation, a Delaware corporation, as
General Partner of MOF VI Limited Partnership, a U.S. Virgin Islands Iimi?nnuershjprﬂn half of said

corporation and said limited partnership

Notary$uiflic [/ 4

STATE OF _ﬂe.gJﬂiY_ ) A. Coh
) ss: R
NOTARY LIC, Stat York
COUNTY OF _ﬂg.._\}-iL ) No. m‘ﬁq’ 4:3?1;N“;
1

The foregoing instrument was acknowledged . 2006, by
'LM \J, ld,ﬂ as the duly authorized signatory o HOLDINGS,
ompany, on

LLC, a U.S. Virgin Islands limited liability company, a U.S. Virgin Islands limited liabilj
behalf of said limited liability company. g
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Dfficial Records of
ST THOMAS/ST JOHN
WILMA O, HART SMIT
RECORDER 0F DErDs

DEPARTMENT OF PLANNING AND NATURAL RESOURCES

Division of Coastal Zone Management

Cyril E. King Airport, Terminal Building Second Floor
St. Thomas, Virgin Islands 00802

Fax: - [ ASSIGNMENT rel.: |
Coastal Zone Management Major Permit Nos. CZT-4-99W: CZT-53-85(SL) and CZT-
81-87(L)

Permittee: MOF VI LIMITED PARTNERSHIP

1). AUTHORITY. These Assignments are for Major Permit Nos. CZT-4-99W: CZT-
53-85(SL) and CZT-81-87(L) and is requested pursuant to V.I. Code, Title 12,
Section 810 (e) and V.I. R&REGS, Title 12, Section 910-15 (b).

2). SCOPE. The scope of work described in CZM Major Permit Nos. CZT-4-99W:
CZT-53-85(SL) and CZT-81-87(L) have been completed. All conditions of these
three (3) Major CZM Permits have been met.

3). TERM.  These Assignments become effective on the date they are issued by
the Chairman of the St. Thomas Committee of the CZM Commission, pursuant to
V.l. Rules and Regs., Title 12, Section 910-15 (c).

4).  ASSIGNOR The Assignor is MOF VI LIMITED PARTNERSHIP. All documents
required by the V.I. R&REGS, Title 12, Section 910-5 (b) has been received by
this Department/Division of Coastal Zone Management.

5).  ASSIGNEES The Assignee is IGY-AYH ST. THOMAS HOLDING, LLC. The
Assignee has executed all documents required in accordance with V.|.R&REGS,
Title 12, Section 910-15(b).

6). CONDITIONS OF THREE (3) PERMITS Al conditions of Major Permit Nos.
CZT-4-99W; CZT-53-85(SL) and CZT-81-87(L) have been complied with.

7). DOCUMENTS INCORPORATED BY REFERENCE/EXHIBITS

A.  Application letter to assign Major Permit Nos. CZT-4-99W: CZT-53-
B5(SL) and CZT-81-87(L)
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B. Fee receipt of $1,500.00 for the As signments of each Major Permit Nos.
CZT-4-99W, CZT-53-85(SL) and CZT-81-87(L) as required by Section
910-5(g)(1) of the CZM Rules and Regs..

C. Affidavit of MOF VI Limited Partnership (Assignor) requesting approval
and consent to the Assignment of Major Permit Nos, CZT-4-95W: CZT-53-
85(SL) and CZT-81-87(L) to IGY-AYH ST. THOMAS HOLDINGS, LLC
(the "Assignee”).

D. Affidavit of IGY-AYH ST. THOMAS HOLDINGS, LLC ( the “Assignee”)
to specifically undertakes (a) to operate and use the property and rights
accorded under the CZM Permits in accordance with the terms and
conditions of the CZM Permits (Major Permit Nos. CZT-4-99W: CZT-53-
85(SL) and CZT-81-87(L), and (b) to further assign the CZM Permits
strictly in accordance with and pursuant to the rules and Regulation of the
CZM to an assignee approved by the CZM.

E. Copies Major Permit Nos.

CZT-4-99W to expire on Septemebr 14, 2010:
CZT-53-85(SL) to expire on February 17, 2011
and CZT-81-87(L) land-based facilities completed.

APPROVAL. The documents submitted in support of the Assignments of Major
Permit Nos. Major Permit Nos. CZT-4-99W; CZT-53-85(SL) and CZT -81-87(L)

has been accepted. The Assignments of Major Major Permit Nos. CZT -4-99W, CZT-53-
85(SL) and CZT-81-87(L) are hereby APPROVED pursuant to V.|, R&Regs, Title 12,
Section 910-5 (b).

é‘iﬂeﬁ}a 7waﬂ-ﬁ/ M2/207
Austin M. Monsanto Date

Chairman
St. Thomas CZM Committee
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AFFIDAVIT OF IGY-AYH ST. THOMAS HOLDINGS, LLC
SUBMITTED IN CONNECTION WITH
ASSIGNMENT OF CZM PERMIT NOS. CZT-4-99W, CZT-81-87L AND CZT-53-
85SL

STATE OF Moy ok )

COUNTY OF _ pJew 4ok )

EL.E Y Le. 14— being first duly sworn upon his oath deposes and says:

1. He is the Duly Authorized Signatory of IGY-AYH ST. THOMAS
HOLDINGS, LLC (the “Assignee™), and in such capacity is authorized to make this
affidavit.

2. As part of a transaction with MOF VI Limited Partnership, a U.S. Virgin
Islands limited partnership, to purchase the property known as American Yacht Harbor,
the Assignee will receive an assignment of Coastal Zone Management Permit Nos, CZT-
81-87L, CZT-4-99W and CZT-53-85SL together with all modifications, extensions and
renewals, if any, issued in connection therewith (the “CMZ, Permits™) to be effective
upon the later to occur of (a) the approval of St. Thomas Committee of the Coastal Zone
Management Commission (“CZM”) of said Assignment or (b) the Closing Date.

3 The Assignee specifically undertakes (a) to operate and use the property
and rights accorded under the CZM Permits in accordance with the terms and conditions
of the CZM Permits, and (b) to further assign the CZM Permits strictly in accordance
with and pursuant to the Rules and Regulations of the CZM to an Assignee approved by
the CZM.

4. This affidavit is made and given pursuant to 12 V.I.R. & R. Section 910-
15(b)(2) in support of the application for the CZM's approval of the assignment of the

CZM Permits to the Assignee.
S1/19/2867 32070
MHficial Recards of

IGY-AYH ST. THOMAS HOLDINGS, LLC, ST THOMAS/ST JOHN
a U.S. Virgin [slands Jjmited liability company :EIIEEBEE 'E@REE%EEH

P3 _._-} — . ""!;)
Name: Mu. w. L
Title: Duly Authorized Signatory

DATED: Dec. 173 . 2006
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Subscribed and sworn to
me this [3™day of
i Lt’-:‘m io-l-_/__, zﬂﬂﬁ
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WILRA 0. HART SMITH
RECORDER OF DEEDS

AFFIDAVIT OF MOF VI LIMITED PARTNERSHIP REQUESTING
APPROVAL AND CONSENT TO ASSIGNMENT OF
Coastal Zone Permit Nos. CZT-4-99%(W), CZT-53-85(SL) and CZT-81-87(L)

STATEOF _plzu Jerk )
! ) ss:
COUNTY OF arle )

Ronald W. Rhoades, being first duly sworn upon his oath deposes and says:

l. He is the President of American Yacht Harbor Corporation, the General
Partner of MOF VI LIMITED PARTNERSHIP (the “Assignor”), and in such
capacity is authorized to make this Affidavit.

2. As part of a transaction with IGY-AYH ST. THOMAS HOLDINGS, LLC
(the “Assignee™), the Assignor will assign Coastal Zone Permit Nos, CZT-4-
9N W), CZT-53-85(SL) and CZT-81-87(L) together with all modifications,
extensions and renewals, if any, issued in connection therewith (the
“Permits”) to be effective upon the approval of the St. Thomas Committee of
the Coastal Zone Management Commission (“CZM”) of said Assignment.

3. The Assignor specifically requests the CZM’s approval and consent to the
Assignment of the Permits and provides with the Application for Consent to
Transfer the Permits, the following: (a) an original Assignment of Coastal
Zone Management Permit Nos. CZT-4-99%(W), CZT-53-85(SL) and CZT-81-
87(L) as Proof of Legal Interest of the Assignee, (b) this Affidavit requesting
assignment and transfer, (c) the Assignee’s Affidavit stating that it will honor
all conditions of Coastal Zone Management Permit Nos. CZT-4-99(W), CZT-
53-85(5L) and CZT-81-87(L) and (d) the Assignor states and confirms that it
is in compliance with Act No. 5270 of 1987,

4. This Affidavit is made and given pursuant to 12 V.LR.&R. Section 910-
15(b)(4) in support of the Application for the CZM’s approval of the
assignment of the Permits to the Assignee.

MOF VI LIMITED PARTNERSHIP
By: American Yacht Harbor Corporation, -

DATED: /2-/5 2006 By: /Z/ ~

Ronald W. Rhoades, President
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Subscribed am:l sSwWorm to
befbrc me this da}f of

%W‘//

iy 'F'uﬁhc

My Co ssmn Expires: W

[SEAL]

Seth A, Cohen
NOTARY PUBLIC, State of New York
Mo, 02C06146307
Qualified in King County
Commission Expires May 15, 2010
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COASTAL ZONE MANAGEMENT PERMIT NO. CZT-4-99(W)

B 2007 CB Richard Ellis, lne.
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TAL . CZT-4-99W

L. AUTHORITY. This permit is issued by the St. Thomas Commiittes of the Virgin Islands
Coastal Zone Managerent (CZM) Commission and is adrministered and monitored by the
Department of Planning and Natural Resources (DPNR) on behalf of the Coastal Zone
Management Commission pursuant to V.1, Code, tit. 12, section 910 and 91 1, and any other
provisions of the Coastal Zone Management Act applicable. As berein, “Permittor” is the St.
Thomas Committee of the Virgin Islands Coastal Zone Manpagement Commission and
“Permittee” is MOF V1 LIMITED PARTNERSHIP

2 SCOPE. -

(a).  This permit approves the renewal of CZM Permit No. CZT-82-87W. The original
permit which was issued on October 31, 1988, allowed the permittee to dredge the
existing marina by 1.5 fect to allow for adequate depth for the vessels. The permit
also allowed the permittee to construct a rock armour wall and g ten (10) foot wide
boardwalk. One hundred and fifty nine (159) parking spaces were also provided. The
scope of work described in CZM Permit No. CZT-82-87W has heen completed. This
facility is located at and seaward of Parcel Nos. 18A-1. 18B and 18B-1, Estate Smith
Bay, 5t. Thomas, Virgin Islands.

(b).  The Permittee is allowed to use, occupy and maintain the facility described above for
the term ("TERM™) set forth below. It shall not constitute a property right and may
be rencwed only in accordance with V.1. Code, 1it. 12, section 911,

3. TERM.  This permit is effective upon its signing by the Chairman of the St. Thomas
Committee of the V.[. CZM Commission, the Governor of the Virgin [slands, and ratified by
the Legislature of the Virgin Islands or by the Committee on Planning and Environmental
Protection, if the Legislature is pot in session. As used berein, the “Effective Date” or “the
date hereof” means the date of such ratification. This permit will expire ten (10) years afier
the Effective Date. The Permittee shall have the option to renew the permit within ninety (90)
days before the permit expires and the renewal terms are subject to pegotiations. This permit
is issued for u defite term, ten (10) years, and shall not constitute a property right.

4, s _INC BY REFEREN

Exhibit A: A letter of Application to CZM Co mmittee dated Mareh 12, 1999.
Exhibit B: Jomt Army Corps of Engineers Application dated March 12, 1999
Exhibit C: Copy of Major Permit CZM Permit No. CZT-82-37W,

Exhibit D:  Site Plan dated July 26, 1995

. ' : ; T
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Exhibit E; Special Warraaty Deed between AYH Holdings and MOF VI, Ltd.
Exdubit F: Certificate of Existence for MOF VI LIMITED PARTNERSHIP.

5. NE NS

()  Liability. The Permirtee agrees to assume full and complete responsibility for all
liability to any person or persons, including employees, as a result of its control of the
area described in Paragraph 2 of this permit, and all mmprovements thereon (which
arca and improvements are hereinafter referred to as”the premises™), and to hold the
Permittor free and harmiess for civil or other liabilities of any kind during the time the
Permittee is in control of the premises pursuant to this permit,

(®)  Personal Property and Damage. All personal property of any kind or description
whatsocver located on the premises shall be there at the Permittee’s sole risk.

(€)  Assignment or Transfer. This permit may not be transferred of assigned except as
provided in Section 910-15 of the V.I. R&RFGS,

(@  Permit to be Displayed A plecard evidencing the permit shall be posted i a

conspicuous place at the project site during the entire work period,

() eliance on Informat The Permittee affirms that the information and
dala which it provided i connection with its permit application are true and accurate,
and acknowledges that if subsequent to the effective date of this permit such
mformation and data prove to be false or inaccurate, the permit may be modified,
mspcadudorrcvukcdh:whnhurinpaerdthattthummisshu::rur:ha
Committee may, in addition, institute appropriate legal action.

(f) Any and all development approved by this Coastal
Zone Permit shall begin within twelve (12) months from the date this permit becomes
effective and shall be continuous until completion. Failure to perform at
least fifty (50%) percent of the work within such period and continuously construct
thereafter until the completion of construction shall cause the permit to terminate
automatically and render it null and void, unless the permitive requests an extension

() tificati ion. Upon completion of any activity authorized or required

2

© 2007 CB Richord Ellis, Inc. inawagwuwg ag07 Teissos BICARTIARE TWS 0T an ung

i AN s TT

EFTA00787910



(b)  Inspection The Commission, its Committes, the Commissioner or their authorizad

purpose afhspmhnundmhbgcﬂmplmmmﬂmmﬂmﬁﬂhmnf
said Coastal Zone Permit, The Permittee shall provide access to suchrecords as the
Commission, its Committee, or the Commissioner in the perfofance of it or his
duties under the CZM Act may require the Permitiee to mamtain. Such records may
be exammed, mdﬁupiushnuhcsubmimdmﬂttommisﬂnn.iis&mﬁtuurthe
Commissioner upon requast.

()  Conditions of Premises. Thcbewhpmmnuihoq'mdbﬂhhmjhaﬂhe

0)  Public Access to Shorelipe, The Development shall be operated so as to assure

optimum public access to the shoreline.

(k)  Restoration of Area. The Permittee, upon revocation or expiration of the permit,
shall upon order of the Committes or the Commissioner, and in their sole diseretion,
remove all structures authorized by the permit and/or comply with any directive of
the Committee or the Commissioner in satisfying the original permit conditions in
such time and manner as the Committee, or the Commissioner may direct.

(1) mﬂmﬁmmurmimdmbcmtbemmdmmmhebymﬁiﬁadmi
return receipt requested. If addressed to the Permittor, same shall be sent 10 the
Commissioper of the Department of Planming and Natural Resources, Cyril E. King
Afrport, Terminal Buildng, 2* Floor, St. Thomas, US Virgin Islands 00802 or to
such other place as the Permittor may hereinafler designate, If addressed to the
Permittee, same shall be sent to MOF VI LIMITED PARTNERSHIP, No, §142
Campbell Road, Suite 2000, Dallas TX 7524875, or to such place as the Permittee
way hereinafier designate by certified mail, return receipt requested.

(m)  Nop Waiver. One or more waivers by the Permittor of any covenant or condition of
this permit shall not be construed as a walver of a firther breach of the covenant or
condition. The consent or approval of the Permittor to or of any acts by the Permittee
requiring the Permittor's consent or approval shall not be construed as approval of
any subsequent similar act by the Permittee,

(@)  Revocation It is specifically understood .dm all the foregoing covenants and
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(o)  Other Approval Ifthe development covered under this permit requires separate and
distinet approval from the United States Government or any agency, department,
commission or bureau thereof, then no development or occupancy is allowed under
this permit unti] such permits or approvals have been ohtaimed.

(p)  Abandopment. If the Permittee abandons, deseris or vacatcs the premises or
discontinues its operation at the premises for a period totaling six (6) consecutive
months, the permit will terminate autormatically and be rendered null or void.

(@)  Signatures on the Permit Document. The applicant shall sign and return the permit
document to DPNRwithinabny{ﬁﬂ]da}fsofmfpt thereof Failure to return the
sigmdpuuﬁtwhhhiheﬁ:mpm’odmiﬁcdﬁ:r:hwﬂlb:mnsidmﬂnmjﬂinnnf
thx.-tumsmﬂmnditiomufrhcpemilmdwﬂlundertheuﬁ‘:rufthcpcrmitmﬂmd
miiunlmth:uppﬁummqumawr&tmmmiunmdDPNRmstbcmmen
extension.

(r)

6).  SPECIAL CONDITIONS

8).  Items 6(c), (1), 6(m), 6(q), 6(w). 6(y), 6(dd) of approved CZM permit No. CZT-
82-87W shall remain in full force and effect.

b). Item 6 (ff): Fire fighting equipment appropriate for the docking fucilities shall be
made available at the dock at all times,

7.  EEES

Pursuant to V.I.LR& REGS Titlel2, Section 91 0-5(e) 8, the Commissioner of the
of Planning and Natural Resources negotiated the following fees to be paid by the Perminee.

a).  Anannual fee of twenty-five thousand dollars ($25.000.00) per year was negotiated,
Said annual fee is for the 10 foor wide boardwalk (10,700 sq.fi.) occupying the
submerged lands.

b).  The first payment of the anmual fees in paragraph 9 (a) above, shall be made payable
to DPNR within five (5) days afler the legislature ratifies this permit.

c). The annual fees payable under this permit shall be adjusted at the commencement of
the second (2™) year of the permit term, and every year thereafter until the sixth (6*)
year m accordance with the increase of the Consumer Price Index as established by
the U.S. Department of Labor, Bureau of Labor Statistics for “All [tems, All Urban
Consumers (1967-100%), (the “CPI”) as follows, provided, however, that in no
event shall the annual fee under any yearly adjustment be greater than 150% of the
$25,000 ammual fee during the initial siety (60) months of the term of the permit term.

4
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(). The CPI as of the first (1) month of the second (2*) year of the term of the
permit and the first (1) month of each subsequent year of the permit shall be
the “basc price index™ and the CPI as of the month immediately preceeding
the commencement of the second (2%) year of the permit term and the
commencement of each subsequent year of the permit term until the sixth (6%)
year of the permit term shall be the “current price index™. .

().  The current price index shall be divided by the base price index and the
quotient thereof shall be multiplied by the sum of the annual fee of the prior
year.

— (). The resulting product shall be the Annial Base Fee for the current year.

(iv). At the end of the fifth (5%) year of the permit term, the annial fees shall be

renegotinted. In no evem shall any fee determined in the above manner be
reduced below an annual fee of $25,000.00
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I'TIS EXPRESSLY UNDERSTOOD by the parties hereto that the title to all submerged or filled
land which is altered or occupied on the basis of this permit is in the Government of the Virgin
Islands, and the Permittee shall have no nght or interest therein, of any kind whatsoever, other than
such rights as are expressly set forth herein, and that this instrument is not a lease.

IN TESTIMONY WHEREOF, the parties herein have hereunto set their hands and seals on the
days and years appearing herein below. .

ST. THOMAS COMMITTEE OF THE VIRGIN ISLANDS CZM COMMISSION
Permitior

By: -2 7-00 -
Albert Paiewonsky, Chairman, Date
St. Thomas CZM Committee

MOF VI LIMITED PARTNERSIIIP

/ Permuttec
By__ Moo

Jo l}p{vcrs Date
Senjor Vice President,
MOF VI, LTD.

PPROVED

, 2/ /o0
- Dak: 7

Governor of the Virgin Islands

RATIFIED
Legislature of the Virgin Islands

President of the Legislature Date

Or if the Legislature is not in session Committee

On Plamming & Environmental Protection
Chairman

Date
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I. Mr. John Powers, Senior Vice President of MOF VI LIMITED PARTNERSHIP do bereby certify
that as Senior VII'CE. President of MOF VI LIMITED PARTNERSHIP, [ am duly authorized and
empowered to Sign this it on bebalf of MOF VI LIMITED PARI'NERSHIP.

(\ﬂ o

Tohn Purrt&:niur Vice President Date -~

SWORN AND '-‘-UBSCRI'HED before me

this Day oF '

\a% L

Hmag# Fublic '

J. Daryl Dodsen
LMP 9315
on Expires:
January 11, 2003
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GOVERNMENT OF THE VIRGIN ISLANDS OF THE UNITED STATES

ﬂﬁ--ﬂ e

DEPARTMENT OF PLANNING AND NATURAL RESOURCES

Division of Coastal Zone Management
Cyril E. King Airport, Terminal Building Second Floor
St. Thomas, Virgin Islands 00802 -

cax: || Tel: (340) 774-3320)

December 4, 2000 ¢ _

Mr. John Powers

Senior Vice President

MOF VI Limited Partnership

No. 6142 Campbell Road. Suite 2000
Dallas, TX. 7524875

RE:  Request for Modification of Coastal Zone Management (CZM) Major Permit
Nos. CZT-4-99W & CZT-53-855L: MOF VI LIMITED PARTNERSHIP

Dear Mr. Powers::

On December 4, 2000. the St. Thomas Committee of the V.I. CZM Commission met to act on your
request for modification of CZM Permit Nos, CZT-4-99W & CZT-53-855L.

The proposed meditications consist of the following:

CZTH-99v:

Section 2. “SCOPE " delete in its entirety and insert the following, “This permit approves the use and
occupancy of filled lands consisting of .64 | acres or 27,921.96 square feet. located at Parcel No. 18-
W, Estate Smith Bay, No. |, 2, & 3, East End Quarter. St. Thomas, U.S. Virgin Islands.”

Section 3. “TERM ", after the last sentence in this section, the following language shall be inserted,
“For financing purposes. this permit shall be deemed to be a lease of Parcel No. 18-W. Estate Smith

Bay. No. |, 2, & 3, East End Quarter. St. Thomas, U.S. Virgin Islands.”

Section 7 (a). FEES, delete in its entirety and insert the following language, *An annual fee of thirtv-
one thousand, five hundred and twenty two dollars, and twenty iwo cents ($31.522.22 ) per year was
negotiated. Said annual fee is for the use and occupancy of .64 1 acres of filled lands located at Parcel
No. |8-W, Estate Smith Bay, No. 1, 2, & 3, East End Quarter, 5t. Thomas. U S. Virgin [slands.”

© 2007 CB Richard Ellis, Inc.
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CZT-53-855L:

Section 2.SCOPE, delete in its entirety and insert the following language, “This permit approves the
use and occupancy of five docks, of which three are “T* shaped docks, twenty-eight (28) finger piers,
a ten (10) foot wide boardwalk connecting the docks and a rock armor wall that runs parallel to the
boardwalk on its landward side. The total square foot area of the structures occupying the submerged
land is approximately 11, 194 square feet. This permit also approves the use and occupancy of
approximately 130,000 square feet of submerge area surounding the structures that are listed above.
This development is located seaward of Parcel No. 18-W, Estate Smith Bay, No. 1,2, & 3, East End
Quarter, St. Thomas, U.S. Virgin Islands.”

Section 7(a) FEES, delete in its entirety and insert the following language, “An annual fee of thirty
thousand . &ty nine dollars, and sixty-nine cents ($3 0,059.69) per year shall be charged for the use
and occupancy of the submerged land area occupied under this permit. Said fee is composed of the

sum ofsix thousand, one hundred and fifty dollars (36,1 50.00)for the structures occupying submerged
lands, seventeen thousand, nine hundred and seven dollars, and seventy three cents ($1 7.907.73) for
the use of the mooring area around the structures, and a 25% increase pursuant to Section 7(d) of
CZT-53-855L."

[t was determined that the proposed modification does not change the nature, scope or characteristics
of your approved Major CZM Permit Nos. CZT-4-99(W) & CZT-53-B5SL. Therefore. your request
tor the modification, as deseribed above, is hereby Approved.

If you have any questions or concerns, please feel free to contact Ms. Janice D. Hodge. Director of
czv I

Sincerely.
ol !

P |
Ciceet ,)711?:0&4.8?‘

Austin Monsanto
Acting Chairman. St. Thomas CZM Commiitiee

ce: Dean C. Plaskett. Esq.. Commissioner
Janice D. Hodge. Director, CZM
Julita de l.eon. Legal Counsel
file

A. James Casner

© 2007 CB Richard Ellis, Inc.
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EXHIBIT B

COASTAL ZONE MANAGEMENT PERMIT NO. CZT-81-87(L)

B1/15/C087  Ze@TN
Ufficial Records of
ST THOMAS/ST JOHM
WILWA 0. HART SHITH
RECORDER OF DEEDS
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EXHIBIT 3

MAJOR COASTAL <ONE PERMIT HO. CiT-891-a7L

the Coastal zone Management Commission Pursuant tp Title 132,
Chapter 21, Virgin Islands Code. Ag herein, "Permittore~ is
the Government of the Virgin Islandg and "Permittee” is
American Yachr Harbor Associates

z. SCCPE. This cermit allows the Fermittes rq demolish
twelve (12) of the existing 14 buildg, Tenovation of the two
(2) remaining Structures and the construction of four (4)
New structures, The existing gas Station wil)l be ralocated.
One hundred Eifty nine (159) Parking spaces will he
Arovided., Thise Facility w111 be located At Parcels
70.1BA-1, 13§, 18B-1 zstate Smith 3ay, St. Thomas. Virain
=slands,

2 TERM. This permit :g 2ffective upon its Signing by

the ChaiTman of the Committee of the Coastzl zone Management
Commission, pursuant o V. I. code, Title 12, Chapter 21,
Authcri:atlun for construction under this permit shall

eXpire if the Permittee f2ils to commence work within twelve
(12) months #rom the date this PEImit becomes effective, =

1. DOCUMENTS iNCCRPORATED BY REFERENCE .

ExXhibit A - Letter of application o the Eummissiuner,
dated March <2, 1987,

Zxhibit 3

1

CIM permit applicatien, dated Marech 2e,
1987.

Exhibit ¢ - Major Environmenta] Assessment Report. :

Exhibit p - Public works Departaent Map Ne, A9-44-T6s,
"

Exhibit = - Project drawings.

s, GENERAL CEHDIT:EHEL .
(a) ~lability, The Permittee agrees to assume full
and comp}ete respunsibilit? for all liabilit? to

Paragraph : of this Permit, ang zll impruvements
thereon (which area and imprnvements are
hereinafter referred to ag "the Premises"), and to
o hold the Permittor frse and harmless for civil op
i B icharg : L= LT I
PAOTCERICOtheE 11abiliey bo amy kono ! EETAO0787919
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SOASTAL ZONE PERMIT HO. CZT-81-87L
7age -2-

SENERAL conprTions [N .

LV ]
M

(b)

(c)

fd)

(e)

(E)

(g)

Personal Properte and Damage. All Personal
Property or any kind or Hlxcriptinn whatsoever
located on the Premises shall be t ,

Permittee's sole risk.

Assigned or Transfer. This permit may be
transterreq or assigned as Provided inp Section
910-15 of the Regulations of the Coastal Zone
Management Act.

Permit to be Displayed. A placard e@Videncing the
Permit snall pe Dosted in a censpicususg Place ae
the projees Site dur:ng the entirs Feriod of Wwork.

Peliance on information and Data. The Permittee
atfirms that :the Lninrmaclun and data which ig
Provided in connection with its permit application

is true and dccurate, angd acknowledges that ig
Subsequent to the effactive date of thigs Permit
Such infermation and data proves to be falsq o -
inaccurate, the permit may be modified, Suspended
O revoked in wheole Or in pare, and that the
Commissioner or the Committee may, in additiop,
institute Appropriate legal action,

Development rjg be COmmenced, Any and a]}
HeveInpment approved E? th1s Coastal Zone Permit
shall be commenced withip Cwelve (12) months fropm
the date this Permit becomes effective, Failure
to perform Substantial Work within Such period and
thereafter until the completion of construction
shall cause the permit ep lapse and Tender it pnujj

and veoid Unless an extension is granted by the
Committae.

Hotificaticn of Completion. Upon <ompietion of
any accavicy authorized OF required by thig
Coastal Zone Permit, the Permittee shall Promptly
SO notify the Districe Director of the Division orf
Permits Office of Coasta] ione Management {"The
Directorn) and, where the services of 3
Professional engineer where required ip
undertaking the activity, a certification of
compliance Provided by the Project and alj]
applicable Virgin Islands Code required have been

© 2007 CB Richord Ellimigqy | shall be filed With the Niracea-
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CTOASTAL ICNE PERMIT MO. CiT-91-37L
fage -1-

. GENERAL cunnxrmul

(h) 1Ins ection. The Commission, its Cnmmzttea. the

Leasonable times durinq Project working hoursg upon
any lands or waters in the coastal zone for which
this Coastal ione Permit has been 1Ssued. The
Permittee shal] Permit such eNtry for the Purpose

The Permittes shall provide AcCcess to Such records
ags the Commission, its Committge, or the
commissioner 1p the Performance of its or his
duties under “he Act may rsequire the Permittee to
Malntain. Such records may be examined and Copies
shall be Submitted tp the Commission, its
Committee or the Commissioner upon request.

(1) Conditions of Premises. The development .
authorize Y this permit shall be maintained in
3 safe., attractive apg Satisfactory condition and "
in accordance Wwith the dns:riptian. Plans or
drawings dPProved by tha Committea,

V1) Publig Access :p Shoreline. To be consistant with
Section 910-10797T &5 Title 12, v, 1. Code, Chapter
<l Rules angd Regulations, the davelcpment shall
not be operated so as tp Unreasonably Testrice

(k) Restoration of Area. The Permittee, upon
revocation or eXpiration of the permic, shall upon
oerder of the Committee op the CDMMISEiGnlr. and in
their sole dis:r!tlcn. Temove al] SCructures

(1) Notices. all notices sent or fequired to be sent
hereunder must be certified mail, return receipt
Tequested. TIF addressed tp the Permittor, same

© 2007 CB Richerd SR&k]l be sent to the Commissioner nf mMamece— o '
o Plannina ama ..o ' EFTA00787921



COASTAL
Page

5.

ZONE PERMIT HO. CiT-81-87L
-d=

GENERAL CONDITIONS .

Or to such
hereinafter

designate

(m) Nonwaiver.
9L any covenant or condi
not he construed as a Wwaiver
2f the covenant =r condition,

iPProval of <he Fermitsor

and

other place 48 the Permittoyr

Waivers by the Permittar
tion of this

Permit shali

af a further breach
the
L0 or of any

:nnsent or
4CTS by the

Permittee Fequiring the Permittur‘s consent or

approval
subsequent Similar act by

Revocation.
a

(n)

of this Fermit,

(@) Other A proval.

shall not pe construed as dpproval of any
the Permittee.

If the development Coversd under

this permit requires Separvate and distincs

dPproval fron the United Sta
department, '

Abandonment,
Or vacates the Elfemises
(6) consecutijive months withour
Notification

a:knuwledqed.
dutomatically

(P)

and be rendered

5. SPECIAL couprTrOns.

{a)
shall he cbtainad Prior =p cons
Otherwise noted.

© 2007 CbBhord EPHTea {(3)

complete sets of drawinme
Sithmi ke aa o - -

If the Fermitcsee abandons,
Ir a period

tes Gnvarnmant or any

deserts
::tallinq Six

“Citten

Lo the Direcrar and receipt
then the Fermit will terminate

null and veid,

All Necessary federal and territeriaj cermits
truction,

Unless

FI TR |

EFTAO00787922



<~OASTAL
’age -3-

<ONE PERMIT d0. ZIT-91-37L

€.  SPECIAL =onprTicns (R .

(c)

(d)

(£)

(3)

(h)

(1)

_mov
& 2007 CB Richard I:I.|ﬁ_ﬁ|r_'.

dPPrOoval prior to commencement of construction,

Filling will be allowed :p accordance with the
Tevised site Plan dated August 21, 1987,

revised site Plan dated August 21, 1987, and all
new bueinesees housed therein shall pe marine-
Oriented.,

The cropecsed observation tower :s ra be
2lsallowed unti] plaps e Presented to ppugemy
“hich demonstrace cempllance with the height
<BStricions in sthe W=1 zone.

Other qualifications being equaj. Virgin Islands
residents gas of the date of permit dPproval
shall be givep Preference when Positions become
dvailable during the buildinq. Preparation ang -
OPeration of the Projecrt, Additienallr, an
affirmative action officer shall be iPPointed
the ~esponsibility for Freparation anpg

monitering of adn annual affirmative action plan.

A spec:iiz landscape Flan far =-4e 2NCire projecs
shall be submitted =g DP=-0C2ZM far ipproval prior
to constructisn,

Before “onstruction or development commences,
the Permittee shall deposit in escrow with the
Department of Planning and Matura]l Resources,
Division of Permits, the smount of <6, :qp per
annum to be held £or the duration of the Froject
from £1GNing af this DErmit. These funds will
be disburesad by the Commissioner =ar the purpose
af monitoring the construcction and development
of this approved project. Any amount which
remains in the €Scrow account at the =nd of the
Project shall be returned £2 the Permittas no
latar than ten (10) days aftar invoicing.

A plan =zhall be submitted prior =2 ccmmencement
of construction showing the number of access and
e0rass points frem Route 32 with minimal turning
eéments confljices, This plan must he approved
Y the Cepartment af Duklio o,

EFTAO00787923



SCASTAL -CHNE PERMIT loO. CiT-81-a7L
Page -5-

6.  SPECIAL conpitrons (N .

(3) DP-0CIM must be notified apg Properly

(k) An alternative erosion and Sedimentation control
Plan shall pe submitted to be dPProved hy
DP-QCZIM prior to the initiation of construction.
All erosion control devices installed shall be
Properly maintained lor 2ffectiveness 4Ntil the
deveiopment -« ompleted,

(1) ANY mangrove “a be cut wiljl be autheorized and
Supervised by the DP=-0CzM Staff,

{m) Permittee shal) comply with coast Guard.
regulations regarding the use of holding tanks.

(n) Permittee must submit 3 letter fropm the
Department of Public works to DP-OCZM staff
authorizing the Permittas tp hook-up their
Sewage system to the Public SewWage system,

g-¥ The Fermittes shall ob%aip the required Fermits
frem the Division of Environmenta] Protection
for the installation and operation of the
electrical generator, and shall submit a revised
Site plan showing the location of the generators
Prior to issuance of OCcupancy permit,

(p) The Permit:ee shall Provide 159 farking spaces
Defore Qccupancy cof *he Le8W Zacilite Jcsurs,

(q) The cwners and/or managers of this Drolect,
including those responsible for its future
operations shall cooperats with the v.I,
Department of Education, University of the Virgin
Islands and other 27enciss and 1nst:umentalities
in their training Programs far the huspitalitr
industry, and other SPerational i5pects of the
induscry.

(r) The Permittes shall obtainp from the Cepartaent

© 2007 CB Richord @€ 1-PUblic Works a driveway permit. .
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<CASTAL «ONE FERMIT HO, CZT-EI-ETL
Page -7-

5. SPECTAL CONDITIONS (Cone'd),

architect Tegistered ip the v, s, Virgin
Islands, eg Provide the fegulatory flood
evaluation data Pursuant to Tyej, 29, v.r. Code,
Chapter s, Section 294 (b1{q)-3 and the
Structures designed a::crdinqu.

(€) The Permittee shall obtaip the required Permitg

oSmosis desalinatiun Plant Prier rp issuance of
occupancy permic.

(u) A Epecific landscape Plan for she entire project
shall ne submitted to the DCzM for approval
Prior co commencement of construction.

(v] A 'elocation Plan for the existing businesgses at
the project S§ite shall be Submitted tgo Division
of Permits Prior to commencement of =
construction.

(w) During :the Cperation of this facilit?. 3pace
shall be Provided for any Smergency vesse]
requiring temporary herthinq.

(X) A permit Lo construct 3 Sidewalk from the
western boundary=of the Ivanna Eudora Kean High
School to the eastern bnundary of the Project
Site shall be obtained prior to
commencement of construction of this project.

(¥Y) Tor the duration of this cermit and any
Subsegquent government lsases which may sSupercede
this cermit, anly marine-relatad Pusinesses
shall be allowed tg OPerace on the site of this
development, Prior to the issuance of a
certificace of occupancy, ’ermittee shall submit
a list of Prospective tenants to the St. Thomas
CIM Committae Eor review and approval,

(2) T ensure t
businesses at the development site to coentinue

their businsss operations, any persons or

entities OPerating under 3 lease or occupancy

© CERcRAERAMENE wWill he given the Fight of firse

i refusal te awvadtews. EFTA00787925



CUASTAL <ONE PERMIT HO, C:T—EI-E?L
?age -3-

ih
-

SPECTIAL CCNDITIONS | ) .

(aa) The location of filled Submerged landg and
building A w“ill conform to the Siting ang
location ag ‘ndicated on the Tevised sjite plan
dated Augusc 23, 1987, wihiep ls an APPendix rgo
this Permit,

(bb) All dredge Spoils transported from the
development Site will phe transporteqd in sealed,
watertight tank trucks.

[} ]
3
b
']
1
)
s
0
= |
=
mn
]
e
[+ ]
n
1

2ssessment shall ne Submitteg
Lo the DP-2CczM staff for approval Prior eg
Commencament of construction.

(dd) The dinghy dock shall maintain its Dresant
dimensinns. and no Testaurant be allowed
thereon.

(em) Firs fighting equipment dPpropriate for the

docking facilitijes shall be made available at
the dock at ajj times, Permittae shall consult
with the Virgin Islands Fire Department g
ascertain the necessary Fequirements. The
Qffize of Coastal zone Management shall pe
furnished an approved copy of the Fequirements
Prior to comm@ncement of construction.

[££) The develcper shall submit to DP-0CZM a detailed

frequen:v storm--hoth tidal and inland (rain
induced) Prior to construction. Account shall
be taken of the wave 2ffect for £loecding, The
Plan shall ehow Eoth £locding e¢levacions ind
Prebable energy impacts dye to wave :ction,

(gg) In addition, special conditions = through J, of
Pernit No. T=-137-81%, Jranted ro Lagoen Harina
Incorporated on September °, 19871, shall
remained in effece 2XCept where ip conflict with
this permit,

& B Richord Eilis, Inc.
o EFTAO00787926



CCAATAL

<ONE PERMIT uo,

SCT-31-a37L

IN TESTIMONY WHEREOF s herein hay
Set their hands and seals gp the days ° hereunto
8r2in below,

GOVERNMENT of

THE VIRGIN ISLANDS, Permittor

dy:

AMERI=-x: TACET EOR ASSCCIATEE
Fmic:taa

_zl,:r -
E?: \r'_fa.‘r_/ii’/{::-—._ o _.m’,’ 3
Carl freyer N ——=Z Py

~ Date

)

© 2007 CB Richard Ellis, Inc.
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COASTAL zoup PERMIT MO. CiT-81-37L

Page -}]p-

’artner of é@efinaﬁ"?&tnt"ﬂarndf"Asscciates. 3 United sStateg

7irgin Island Limited Partnersnip duly licensed and/or Cegistered

'© do business ip the u.s,. Virgin Islands, that carl Freyer who

signed tnis permitc |g General' parérner’ °f said 1limited

FRTSRErsniz, <nac qe S zuthcorizeqg S¥ =zhe ~dreemenc ¢ Limiced

fartazcship g eéxecute this permje in the name 0f and in Cehalf
"t zaid limiesag Farinership, I furcther Cerify that the making

2f his permic is within the Scope of the limited Pacrinership's

Fowers,

rde

‘E“"_'_":..'?. 1,"'-__,.-—. -

—

r

Carl H. Freyer 7

General Partner

WL TO ANHD SUBSC2IzED Defcre e
is h day of ‘ﬂh‘m{_,k ,

- 1
- ":'\-1.."

llocary Public ily Commussicn Expires pigr, 31, 1223

© 2007 CB Richard Ellis, Inc.
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EXHIBIT C

COASTAL ZONE MANAGEMENT PERMIT NO. CZT-53-85(SL)

© 2007 CB Richard Ellis, Inc.
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COASTAL ZONE PERMIT M0. (ZT-53-gSSL - |
(Renewal of SLP Ma. 31; 216 and CZT-137-41y)

1. AUTHORITY. This permit issued by the Department of Consmrva

Cultural Affairs of the gvernment of the ¥irgin Islands {hzr!'!ggt‘g:ﬁ
Deparwent ") on behalf of the Csastal Zone Management ‘Comrission parsuane
ta Title 12, Chapter 21, Virgin Islands Code. As herein, *Permittor= g the
Sovernment of the Virgin Islands and *Permitteas s the Licoon Marina, Ine_
(3% jermit supersedes Submerged Lanes Perwits, SLP Na. 31 and 215, aad

-137-31u.

a5 A

2. SCOPE. This Permit is for the renewal of Submerged Land Permits No. 71

and 218 to conform with the rules and requlations of Act 4248 comh

— and

c_-_._d_;?...gzu p_mﬁr . ‘[‘hg Permittes is allowed O use, ocrcupy ;n:t :ui?rl:ain :‘.'r:':
=isTing marine facilities locared on :nd seaward o Plots Ho. i8-3, 18- B-1
=G . Q==—i, Zsr3te Imith Bay, 0. !, 2 & 3 fast Ind Quarter, St. "Fu:la.:
*._}r?i’.'.;ﬂ“:““i* Said fi::ﬂit‘fu consist of aignt (8) piers af various I:H:Qttts
©1ve :2) of wnich have finger aiers attacned; a boardwalk in reonnecti :
~ W08, 2and C =0 0; all with =oring pilos; ang 2 koas .""'.;..".t-E “'-*""""—EE doexs
ire attacned to an unnumbered parcal of filled submerged lands 5_'-7“"

The above, being described in Exhibit A & B are artached hereto ng Ea.gés-; :::::

her=ofr,

3. TZRH.  This permit is affective upon 1ts approval by - amari

che Cecarment of Conservarion and Cultural Afg‘air:, :?;e -E:vfmurssigsﬂ o
ratification by the Lagislature of the Yirgin fslanas ar Sy the C&mitt&:: en
~3nser-ation, lecreation and Cultura) ~ffairs if the Legisiature is not in sess
AUrsuant g Title i2, Chapter 21, /irgin [slands Code. Mo canstruction is
iuthorizad hy r4p czmbining of SLP #31, 215 ang CIT-137-314 her=in.

Tnis permit shall expire Firteem (15) years aftasr i ffective da
SuDject to renewal] pursuant to Title 12, Chaptar 21, Se::?nr? E?F;::t {E:

97 the Yirgin Islands Cade. - 3
=
-
] b | et |~ Fus ¥ :;
=. 9CIETS 'NCORPORATED 8Y 9EFTsoycs.
. __'-}
TSI A - Ziaren describine siers ana fubmar~aa 'inds. - -%"
o 1 . _ . T
%2323 3 - 1. Submerced lands Permi: Mo, 1. N
2. Zubmerced '2nds Permit lg. cls "
4. CZT-1327-381W
=xhi2iz € - Title Survey Srawing Mo. 1338-3, sateg cartitieaq I,/3/E5.
120
:'é‘: Q.‘r_]ﬂ? (':E R‘_ir_'.h:;l.‘:.;l El..lu::-i,. Inc. ﬂ_—hﬂ-‘
——
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SRl

COASTAL ZDNE FERMIT NO. CIT-53-885L

S.  GZHERAL CONDITTIONS ! _
a) Liability. The Permittze agress tn assume fill and leta !
( ST ity for all Tiability to any per<on or Pﬂﬁnn:ﬁ:ﬁplud-;,g?
ployees, as a result of its control of the drea described in paya-
graph 2 of this permit, and all improvements therean (which area
dnd improvedents are hereinarter referred tg as "the ses*)
and-to-hald the Permittor free and harmiess from civi] or gther
=of the premises pursuant o this permit.

(b) Personal Propertv and Damace. A1l perscnal property of any kind or
CTIption whatscever [gcated an the Premises shall be there at the
Permittee's sole risk. h

-
(R}
-

~ssioned or Transfer. This Sermit may not Sa transTarvea or isxiane

2AC23T a5 Srovidea 1n faction 210-:= OT he lecuiarions g7 The
<0astai Zone Management Act.

(d) Permit #ng he Disoplaved. 4 piacarg eyigencing zne oerms spail pe
PASTaa n a conspicuous place at the ProJect site during the entire
periad of wark.

(e) Reliance on InFormation ind Data. The Parmittee afTirms that the
INTarmation ana 4ata wnicn it provided in connectian with its parmit
dappiication is true and dccurate, and dcxnowledoes thart i< subsequenc
L0 Che erfacrive date of this Permit such invormation ang data proves
o be false aor inaccurate, the sermit @may be modified, suspended or
revoked in whole or in part, and that the Commissioner or *he Com-

a@ittes may, in addition, instituta appropriate legal acsion.

(F) Develoament to be Commencad. Any and all development approved by thy

dstal ctone Permit spall be comzenced within twelve (12) months™ frog

the data this permit beccmes effective. Failure to pertorm substanti,

work within such period and therearter until he ccmoletion of constr

tion, shall couse the permit to lapsas and render it null and vaid un
éxtension is granted by the Commi tzza_

(3) lotificarion of Zc=siatizn. Upen <&maietion cr iny dcTivity autho-
JT1I83 Or requirea ov cnis Coastal Iane Permic, ne Farmic=as shall
Pro=otly =0 naotify the Jireczar of the Civision of {oastal Ione Man-
agement {"The Jireczor~) ind, where tha cervicge o= d proressignal

enginear were raquired in undertaking the iczivity, 1 careiFicarion
oTf camoiiance arovided by the project engineer that tha -lans and

specivications 57 the aroject and z] i0glicaale Yirgin ::zlznds fode

requiremsncs have heen ~8L, snall za 747z AiTh ha Jipae=-p.

121

© 2007 CB Richard Ellis, Inc.
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~JASTAL ZONE ZEEMIT 40. CZT-353-855L

e

. ScHERAL CONDITIONS. . . g

i

(h) Inspection. The Commission, its Committee, the Commissigner or
leir autnorized agents dr representatives shall have the power
to enter at reasonable times upen any lands‘or waters ip the
coastal zone for which this Coastal Zone Permit has -been issued.
ine Permittee shall permit suen entry for the purpose of inspec-
ting and ascertaining compliance with the terms- and conditions
of said Coastal Zone Permit. The Permittee shall provide access
t0 such records as the Cammission, its Cammittes, or the Commis-
sicner {n the performance of its or his duties under the Act my
require the Permittee to maineain. Such records mav be axamined
ind copies shall be submittad to the Commission, {ts Committee or
the Commrissioner upon request. R

(1) Conditions of premises. The development authorized by this permit
snail oe maintained in a safe, attractive and satistactory condition
dnd in accordance with the description, plans or drawings approved
=¥ he Committae.

i) Pubiic Access tn Shoreiine. The deveiopment cthaii te operared so
€5 D assure OpTIMIM Juniic access tp the =noreline.

'k} 2Reszsratizn of Area. fhe FermitLSe, usen revecation or exoiration
or the permit, snall uron order of the Committee or the Commissioner,
ind in their sole discrerion, remove all structures authorized by
the permit 2nd restore the area tg it original condition, and/or -
modify structures, and/or camoiy with any directive of the Cem-
mitiee or the Commissioner in Satisvying the original permit
condition in such time and manner ac e Committae, ar :ha Cammis-
sicner fiay direcc.

i1} totices. A1l notices sent or requirsd %o be :ant hersungdar 114 4
Je oy cerzified mail, rezurn T2CRIpt requested. [f aadressed tp
the Permittor same shall be cent 3 the Commissioner of Conservatian
and Cultural Affairs, Government of the Yirgin [siands, Post 0ffice
Box 4399, St. Thomas, U.S. irgin Islands 00301 or o such ather
place as the Permittor may hereinafisr designate by certiiied majil.
[f addressed to the Permittee, same shall be sent to Lagoon Marina,
Inc. Red Hook, S*. Thomas. . [. 00802. ar *5 such othar place as
“he “ermititse may hereinaftar casignate bv coareiTisg mail, return
recziat requestas.

‘m) lonwaiver. IJne or zaore Waivers by the “armitior 57 oany <anvenant

—_ Qr =3na1Ton of inis Zermit snali not se CINstruea as i waiver of
a further Sreach of the ccnvenant gr conaition, ind the c=nsent or
2poraval of the Parmitiar =0 or of any acts by the Parmit=zse requir-
ing the Fermiziar'c conzent or <0provai =nall not Se cons-rued as
apgrevai of zny subsequent zimiiar ac= Sy the rFarmigzzae.

in) evgcation. 't is iseci®ically unders=2gq hat :i1 he fareaoing

Convendniz and 2greements, 35 well ze Jiler i2rms :ina szaciai 122

ccnditicns hereov :zoreea :s 3y fermitzes. ;ire 2 28 well :ind Faizh-

7uliy ket Sy Permizzza :ng =2aT inY Tailure hv Sarmiesac -- -
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CCASTAL IONE PERMIT 1O. CZT-353-855L .

=, GEZHERAL CONDITIONS.
(o) Other Approval. If the devel opment

covered under this permit

Fequires separate and distinct approval from the United Staras
Government or any agency, department, comrission or bureay
thereof, then no development is allowed under this permit yntil
such permits or approvals have been obtained.’ L .

(p) Abandonment. If the Permittae abandons, deserts or vacatas the
premises or discontinues its operations at the premises fr a -
period totalling six (6) consecutive months, then the permit wil]
terminate automatically and be rendered null and void. '

(q) Camace and Remair of Sremises Described in Paraaraoh 2.

‘i) in the avent 57 “amace £3 =p fesIrucsisn -=

e cremises

described in Paragrapn 2 hereot, repair worx Ty be done
oniy after a request to do so nas been cupmitzag in

writing to the Deparmment,
fepair must

"been granted.

and‘gemrssmn in writing has
dupiicate the original work,

and must be accordance with ippiicanie law, rules and

regulations.

(i)

General maintenance or refair resuiting from norrmal wear

and tear of operations may be carried aut dS a matter of
rignt under this permit, but TUST be limitad to the nop-

Structurai porzion af the

SFECIAL CONDITTONS.

(3]
1 ]

(a) o new buiidings or structures are

sremises.

Permitiad unaer this permit.

(b) 4n @il spill contingency plan is tp bae fFiled with the Dfrector,
@ithin three (3) of approval of this permi:. .

(c} The koats which have toilet facilitias op generats waste snal]
be =2auipped with holding tanks From wnich WastT2 in ce ~urmed

vicense in arder =a gpoeriza the fya|

ne Farmictes shaii survey aind recerd any and =1 7i1lag suomerged

ds5hore.
id)
- iand is sucn with che UBDArTIaNT of Fupije WOrss, :nd ‘urmish the
Jepartmant with a copy of said drawinos.
lal The Parmi=+za shall aooly ta :he Oepar=ent -gp

i rerminal Facility

“arminal “icilities ssntained

sherein, in accordance with iitle 2, ~hapter |7, iac=ian (08 of

e V. I, fade.
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<IASTAL IDNE =ZSMIT 0. <IT-33-g55L

(f) The use of boat progell j .
proninited. o> (OF channel clearance'is stricely

(g) The cutting, distructian or di ' ' '
(Rhiznpnaia'mangei} is prnhihiiES?nanca af-aEﬂ Hangruygi__

\h)  No boat scrapings, wasts, debris, jetroleum products o athe
r

", F v Eﬂ :n me Ha-te £ ] 1 1
. 4 l: T T

-

(1) Oinghy dock areas wi i
9 . ill be provided ;3 she sui :
dener2! vicinity of cupiic usae. fong the “uikhexd or in e

Al SR e apes - =
wed FUDITC 2ccess o the F41] ares wil? Je maintsinan~
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AL IZNE PERMIT NO. CIT-33-as5L

cere

—ee

(a) A fee of $29,265.33 per
for the use and ogcupane
under -this permit. Said

1

year payable in advanece sh

all be charged

7 of the submerged land area oCcupied
Tee is composed Af the sum a¥ $6,150.00

for the structure occupying the submerged lands, 3

the mooring area aroungd
accupancy of 0.27% U.5.-
ts assessed pursuant

regulation of the CZM Act

this structure and 53,217,
icres of filled submerced
section 910-5 gof the rules

-

(b) In accardance with the crovisions of SLP MNo. 216,
Condition S (f), and CIT-137-31H, Faec T (a), 2 f2a -5 2.507.40
Z8r vear. retrcactive 0 Aoril id, 1973 =yrevan: = SLF le. 216
72825 {a) snal] %e asszssad. For caicuiarion sur )
retroactive 22 snall taminace upon the znproval

oermit.

"

ibave shall become due
the date wnen this permi

ihe first cayment of the

éand payable wizhin chirzy
L is approved.

dn each fifth anniversary of the effective dats of
the rental fees established herein snali Ce renegotiateg by the
"ermitior and the ermiizza. Any inerezsa in e mounc o e

sonanle, sut <n any z2vent :zpaiil =or

percsnt ar the fee “or -ne arecsading

rental 7aec shall ke raa

exceed twenty-five (25%3)
Five (Z) year period.

(e) ANl fees payable under :4

regardless as to whether
submerced land described

permit is modified to decrease/increasa th

occupied, then the fess
i1stent :tharewith.

© 2007 CB Richard Ellis, Inc.

ET:EU?.?E for
/B far the
lands. This fee
ang

Special

COs2s | :hisg
2dte cof this

feas requirea in saracraon 7 fa) & (b)

(30) aays from

his rarmit

is permit shall be Paid to the Fermittor

Permitzee actually occunpies o uses the

herein, provided, Jowever

=ac it the

€ Suomerced iands so

snall also be cecreased/increagsn con-
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=2A3%AL ZONE PERMIT 0. II7-33-835L

&

Lk

-+ .S I(PRESELY UNDERSTIOD by, the-parties nereto thac.
suomerged or filled land which is altered or occupied
this permit is in the Goverrment of the Yirgin [slands

e itle = all
on the basis aof
+-dnd the Permittea

shall have no right or interest therein, of any kind-whatsoever, other
than such rights as are sxpressly set forch herein, and that *his

instrument is not a lease. .

Sl TIITIMONY WHEREQF, the sarties herein have hereunto
seais on the days and years dppearing herein below.

GOVEIMMENT OF THE YIRGIN TSLANDS
. A Fermic=ar

i e
: ‘/ "{f. = -~ ‘ﬁ
- —~ _7g:_ﬂﬂ L

‘ij\

28T Iheir hands ang

- - - __=__..i ———
.ZimiiTcner, 3EEEE=5?? Ennser?at:an 4 CUITUral arfsairs

_AGC0N MARINA, IiC.

fermicIze

- # L
o o Pl A ]
- f F .-:1 4 f'-f’ — LT

L # TR e .-"'"‘::'_" f!'"l':'r
ARSI
Lk P,
-
/ — —_——
et
: P — -
= b 1

==+ =rno¥ or CGe .irgin isianas Date
SATIFIED
L LR
Legiziature of he Yirgzin Iiiengs
TU2LISENT 2T Tne L3giziecure -2:2
or ¥ the Leg':i;:ura IS NGt in saczien eoren1 TTER
. 8N Llnserviiicn ascrsztizn L oCu)zupal ~itzirs
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COASTAL ZDME 2€8MIT N0. CIT-33-355L

ty__ Claudecztr Smizh ! 1 da
that ! am .hﬁf"st. ' I "rety cart
: e /secretary of the _ tagcon Marina. rae. )
— 4 Cﬂrp‘ﬂr‘:

duly Ticensed and/or registered :3 do Jusiness in the U.5 Yirgin Islands
; = ands | th:

-

1T fam T Clars : .
Jho signed this zermit ig

of t2id—<orporatign tha

sresidenc
Ne was ausharized by its Board of Eiirnctnrs ‘0 execute this permit in th
B name

of and in bHehalf of said corparation. I furthar certify that the makij
= ng of th

Jermit s within the ccape of the carsoration‘e Sawers

o Hui -
e
—_— R e
issc. secrerzry

L —
SwGAN T3 AN ZUBSCRISED serore —e :
L i d :_*F— o
s b 3 — A Zay =T -/ff'/-' * -7 :-‘ir’&"'z:
o ra

/& T D

NaTary 7 ‘"T.IIJ"'T c .
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MODIFICATION OF COASTAL ZOHE PERMIT NO. CIT*EE-E§SL

Mo 3as1,d Coastal Zone Permit CIT-53-85SL (Renswalof
SLP No. 31; 215 and CIT-137-81W) was i{ssned by the ...
Government of the Virgin Islands, and ratified by the
Lagislature of the Virgin Islands on February 18, 198s; and

WHEREAS, a MEMORANDUM OF UNDERSTANDING dated April 21,
1993 was executed between thae Government of the Virgin
Islands, Department of Public Works and the Departmant of
Planning and Natural Rescurces (on behalfs of the Governmant
of the Virgin Islands) and AMERICAN YACHT HARBOR ASSOCIATES,
wherein the Government of the Virgin Islands agreed to

accept 1,537 squars feet of Property owned by American Yacht
-Harbor Associatas by appropriate deed to the Govermment of
the Virgin Islands in exchange for a ten (10) year extansion
of the subject CIM Permit, CZT-53-855L, all as mors fully

:described therein; and

Legislature of the Virgin Islands, through its Committae on
Planning and Environmental Protection, ratified thae said
MEMORANDUM OF UNDERSTANDING on April 21, 1993; and

WHEREAS, a WARRANTY DEED datsd September 16, 1991 was
duly executed and has been held in escrow pending
finalization of this matter and has now been duly received
for racording by the Governmment of the Virgin Islands.

NOW, THEREPORE, in consideration of tha mitual covenants
and agreements of the parties to the MEMORANDUM oF
UNDERSTANDING as set forth therein, THE s7T. THOMAS COASTAL
ZONE MANAGEMENT COMMITTEE, having met and having duly
considered this mattar fully, and having further duly voted
on this matter on October 7, 1993, and having duly recorded

such vota,

IT IS HEREBY THE ORDER OF THE sT. THOMAS CDASTAL ZORE
MANAGEMENT COMMITTEE, that CIT-53-855L be, and the same is
hereby, extended from February 17, 2001 to February 17,
2011.

Except as hereby modified, all other torms and
Provisions of safd CZT-53-85SL remain in full force and

aeffact.

DATED: October,47, 1993 s, THOMAS COASTAL ZONE
HANAGEMENT COMMITTEE (of the

CZM Commigsio
/ s ]
Albart'?aiawﬂnak?, alrman
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GOVERNMENT OF THE VIRGIN ISLANDS OF THE UNITED STATES
S ; T _

DEPARTMENT OF PLANNING AND NATURAL RESOURCES
Division of Coastal Zone Management

Cyril E. King Airport, Terminal Building Second Floor
St. Thomas, Virgin Islands 00802 -

vax: [ ve: I

December 4, 2000 - -

Mr. John Powers

Senior Vice President

MOF VI Limited Partnership

No. 6142 Campbell Road. Suite 2000
Dallas. TX. 7524875

RE:  Request for Modification of Coastal Zone Management (CZM) Major Permit
Nos. CZT-4-99W & CZT-53-855L: MOF VI LIMITED PARTNERSHIP

Dear Mr. Powers:-

On December 4, 2000, the St. Thomas Commitice of the V.I. CZM Commission met to act on your
request for modification of CZM Permit Nos, CZT-4-99W & CZT-53-858L.

The proposed moditications consist of the following:
CZT-4-99W:

Section 2. “SCOPE" delete in its entirety and insert the following, “This permit approves the use and
occupancy of filled lands consisting of .64 1 acres or 27,921.96 square feet, localed at Parcel No. 18-

W, Estate Smith Bay. No. 1,2. & 3, East End Quarter, St. Thomas, U.S. Virgin Islands.”

Section 3. “TERM™, afler the last sentence in this section, the following language shall be inserted,
“For financing purposes. this permit shall be deemed 10 be a lease of Parcel No. 18-W. Estate Smith

Bay. No. 1, 2, & 3, East End Quarter, St. Thomas, U.S. Virgin Islands.”

Section 7 (a). FEES, delete in its entirety and insert the following language, “An annual fee of thirty-
one thousand, five hundred and twenty two dollars, and twenty two cenis ($31.522.22 ) per year was
negotiated. Said annual fee is for the use and occupancy of .641 acres of filled lands located at Parce|
No. [8-W, Estate Smith Bay, No. 1,2, & 3, East End Quarter, St. Thomas, U.S. Virgin Islands.”

© 2007 CB Richard Ellis, Inc. —
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CZT-53-858L:

Section 2.SCOPE, delete in its entirety and insert the following language, “This permit approves the
use and occupancy of five docks, of which three are “T" shaped docks, twenty-eight (28) finger piers,
a ten (10) foot wide boardwalk connecting the docks and a rock armor wall that runs parallel to the
boardwalk on its landward side. The total square foot area of the structures occupying the submerged
land is approximately 11, 194 square feet. This permit also approves the use and occupancy of
approximately 130,000 square feet of submerge area surrounding the structures that are listed above,
This development is located seaward of Parcel No. | 8-W, Estate Smith Bay, No. 1,2, & 3, Fast End
Quarter, St. Thomas, U.S. Virgin Islands.”

Section 7(a) FEES, delete in its entirety and insert the following language, “An annual fee of thirty
thousand , fifty nine dollars, and sixty-nine cents ($30,059.69) per year shall be charged for the use
and occupancy of the submerged land area occupied under this permit. Said fee is composed of the

sum of six thousand, one hundred and fifty dollars (36, | 50.00)for the structures oce upying submerged
lands, seventeen thousand, nine hundred and seven dollars, and seventy three cents ($1 7,907.73) for
the use of the mooring area around the structures. and a 25% increase pursuant to Section 7(d) of
CZT-53-858L."

It was determined that the proposed modification does not change the nature, scope or characteristics
of your approved Major CZM Permit Nos. CZT-4-99(W) & CZT-53-855L. Therefore, your request
lor the modification, as described above, is hereby Approved.

If you have any questions or concerns, please [eel free to contact Ms. Janjce D. Hodge. Director of
czv o I, |

Sincerely,
/,-*"'_ [ .
Cltectt /7%?:&&#&"
Austin Monsanto
Acting Chairman, St. Themas CZM Commiitice

(i Dean C. Plaskeit. Esq.. Commissioner
Janice D. Hodge. Director, CZM
Julita de Leon, Legal Counsel
file

A, James Casner

© 2007 CB Richard Ellis, Inc.
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EXHIBIT D
PROPERTY DESCRIPTION

Parcel No. 18A-1 Remainder Estate Smith Bay
Nos. 1, 2 and 3 East End Quarter
St. Thomas, U.S. Virgin Islands
as shown on O.L.G. Drawing No. D9-5196-T91
dated February 19, 1991,
consisting of 0.22 acre, more or less,

Parcel No. 18B-1 Remainder Estate Smith Bay
Nos. 1, 2 and 3 East End Quarter
St. Thomas, U.S. Virgin Islands
as shown on O.L.G. Drawing No. D9-5196-T91
dated February 19, 1991,
consisting of 0.48 acre, more or less,

Parcel No. 18B Remainder Estate Smith Bay
Nos. 1, 2 and 3 East End Quarter
St. Thomas, U.S. Virgin Islands
as shown on O.L.G. Drawing No. D9-5196-T91
dated February 19, 1991,
consisting of 1.42 acres, more or less

lock 280 7EEHS3 3
# Pages 43

B1/1%9/2687  J:07Pp
Ufficial Records of

ST THOIMRS/ST JOHM

WILMA 0. HART SWITH
RECORDER OF DEEDS

Fees §45.08

EESABal882 #2200
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p5/28/ 2084 14:87 3487708528

1. AUTHQRITY, This permit is issued by the St. Thomas Committes of the Virgin Islands
Coastal Zone Management (CZM) Commission and is administered and monitored by the
Department of Pletming and Natural Resources (DPNR) on behalf of the Coastal Zone
Menagement Commission pursuant to V.1, Code, tit. 12, section 910 and 911, and any other
provisions of the Coastal Zone Meanagement Act applicable, Asherein, “Permittor” is the St.
Thomas Committee of the Virgin Islands Coastal Zone Management Commission and
“Permittee” is MOF VI LIMITED PARTNERSHIP

2. SCOPE. ' -

(@). This permit approves the repewal of CZM Permit No. CZT-82-87W. The original
permit which was issued on October 31, 1988, allowed the permittes to dredge the
Crigting marina by 1.5 feet to allow for edequate depth for the vessels. The permit
aiso allowed the permittee to construct & rock armour wall and & ten (10) foot wide
boardwalk. One hundred and fifiy nine (139) parking spaces were also provided. The
scope of work described in CZM Permit No. C2T-82~-87W has been completed. This
facifity is located a1 and seawnrd of Parce] Nos. 18A-1, 18B and 18B-1, Estate Smith
Bay, 5t. Thomay, Virgin Islands.

(b).  The Peomittee is allowed to use, occupy and maintain the facility describad above for
the term ("TERM?) set forth below. It shell not constiute a property right and may
te resewed only in accordance with V.1, Code, tit. 12, section 911.

3. TERM. This permuit is effective upon its signing by the Chairman of the St. Thomas
Comurittes ofthe V.I CZM Commisgion, the Governor of the Virgin [slands, and ratified by
the Legislarare of the Virgin Isfands or by the Committee on Planning sod Environmeantal
Protection, if the Legislature s not in session. As usad berefn, the “Effective Date” or “the
date hereof” means the date of such ratification, This permit will expire ten {10) years after
the Effctive Date. The Permittea shall have the option to renew the permit within oinety (50)
days before the permit expires and the renewal ferms are subject to segotistions. This permit
Is issued for a definite term, ten (10) years, and shall not constitute a propetiy right,

4,

Extiibit A: - A letter of Application to CZM Commisiee dated March 12, 1999.
Exhibit B:  Joint Arty Corps of Baginsers Application dated March 12, 1999.
Exhibit C:  Copy of Major Permit CZM Permit No, CZT-82-87W,
Exhibit™:  Site Plan dated July 26, 1995

© 2007 CB Richard Ellis, Inc.
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Exhibit B;  Special Warmuty Deed between AYH Holdings and MOF VI, Lid.
Exiibit F:  Certificate of Existence for MOF VI LIMITED PARTNERSHIP.

() Lishikly The Permittee agrees to assume full and complete responsiifity Sor all
Kability to sy pevson or persons, incinding employees, as a vesult ofits control of the
area Aestribed in Parapraph 2 of this permit, end all improvenents thereon (whick |
arca apd improvements are hercinatier refisred to as”the prowmises™), and to hold the
Penyistor free snd hermiess for civil or other lahifities of any kind duting the time the
Perwittee i in control of the premises purseant to this pernait, ,

®  Personel JENMIMDsmese. AN pessonal property of any kind or descrption
wimtsoever lcated on the premises shall be thers &t the Penmittes’s sole risk.

= nsfier, This pertuit gy not be transfeared or assigned except 13
pmvk’hd &:Saebqu?lﬂ-‘linfmv.[ REREGS.

(@  Pemit 1o be Displeged. A placard evidencing the permit shsll be posted in a
conspicuous place at the project site during the entire wodk period.

d Data. The Permittes affirms thm the informstion and
ehuv-hiuhitpmﬁdedm mwmrhm;mﬂ epplication are troe and accurste,
and ackmowledges that if subsequent to the effective data of this permit such
informztion and data prove to be filse or insccnrmte, the penmit may be modified,
suspended or revoked in whole or in pert, and that the Commissioner or the
Commitize tay, i addition, instifute appropriate Jegal action.

MWMWWM{MMM&MMMW )
effoctive and shall be continmoris notil cotpletion. Failore to perform ot

lengt fifty (3096) percent of the work within such period 4nd contivuously construct
theresfter until the complation of construction shall cause the permit to terminate
automatically and render it noll and void, unless the permittes reguests an extension
in writing snd demonstrates to the gatishetion of the Conmmitive that pood canse
exists for graniing such exteasion.

Whmmmﬁmﬂmﬂ;mmﬁﬁﬁbhmdﬁn
Divigion of CZM and ‘where the services of s professional engineer were required in
emietaiing the sctivity, & cortifization ofcoamplisncs provided by the pivject engioeer

thag the plans and specifications of the project and afl applicable V.I. Code
reguireients have been met, shall be fled with zald Director.

(c)

()

(f

2
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(t)  Inspestion. The Commission, its Committes, the Coramissioner ot their anthorized
agents or represevtatives shall have the power to enter at reasonable times during
profect working hours upon any knds ot waters in the coastal zone for which this
Coastal Zone Permoit has been fssned. The Permittec shaill permit such eotry for the
purpose of aspection and ascortaining complisnce with the terms and condifions of
said Coastal Zona Permit. The Peemittee shall provide access to suchrecords as the
Commission, its Committee, or the Commissioner in the perfofinance of it or his

the CZM Act may require the Permittes to maintein, Such records may

and copies shail ba submitted 1o the Commission, its Copgmiltes or the
upow request.

] i epgises. The Development muthorized by this permit Shall be
- Mhauﬁnﬂﬂ@ﬂnmﬂﬂnmm«

drawings approved by the Commissioner or by tivs Cormittee, and all applicable V.I.
0] Shoreline, The Development shall be operated so a5 to rssure

mmmmm

(k) Restoration of Area. The Permittee, upon revocation or sxpiration of the permit,
shall upon order of the Commrittes or the Commissioner, snd in thelr sole discretion,
remove all stroctures muthorized by the permit and/or comply with any directive of

the Committes o7 fhe Commissionsr i satixfying the original permit-conditions in
such tine and manper as the Committes, or the Corgroissioner may direct.

O Notices. All notices semi o sequired 10 be sent herennder st be by certifad mail,
retnm teceipt requested. If addressod 10 the Parmittor, same shall be sent to the
Commissioner of the Department of Planoing and Natural Resources, Cyril E. King
Afrpori, Terminal Buikding, 2* Floor, St Thomas, US Virgin Islands 00802 or to
such other place as the Permittor may hereinafer designete. If addressed to the
Penmittee, sarne shall be sent to MOF VI LIMITED PARTNERSHIP, No. 6142
Campbell Road, Suite 2000, Dalles TX 7524875, or to such place as the Permirtee
may bereinafier designate by certified mail, return receipt peqisesked.

{m) NonWaiver. One or more waivers by the Permittor of any ¢ovenent or condition of
this permit shall not be construed as 2 waiver of & fizrther bresch of the covenant or
condition, The comsent or approvel of the Permittor to or of sy acts by the Permittes
requiting the Pernittor’s ManMmhmuw:ﬂ
any subsequent similer act by the Pevinittes.

(m) Revecstion. It is specifically ondersfood thet all the firegoing covenants and
aprecments, as well az other texms and special conditions hereby agreed 10 by the

Perniitee, are to be well pud faithfhlly kept by Permitten and that any Silure by
Permittee to loeep some will result in revocation of fhis permit.
3 :
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(©)  Other Approval. Ifthe development covered under this permit fequires separato and
distinct approval from the United States Governmient or any sgency, department,
commission oF burean thereof] then no development or occopancy is allowed noder
this permit et such permits or approvals hve boen obtained.

(p) Abtandonment. If the Penmittee abendons, deserts or vacetes the premises or
discontiones its operation at the premises for a period totaling six {6) consecutive
months, the permit will terminate muiorpaticslly and be rendered noll or void.

Signainmes on (he Permnt ooyt mwmmdmmm&
document to mmm?{ﬁﬂ)mdfMﬁ?:OE Feilure to l't:tm::ltthu:Er
sigoed pernoit within the time period specified Berein will be considered & rejection 0

" the terms and conditions of the permit sad will render the offtr of the permit yull aod
void, unless the applicant requast & written extension and DFNR granis the written
extensing.

(@)

Demage and Repair of Premnives Described i Parapraph f
or destruction. af the premises hmgt:qi:?humtmpmmﬂ:m
be dono only afier the permitiee has gotified DPNR in writiog.

6. SPECIAL CONDITIONS

w). Ttems 6(c), 6(I), Sm). 6(g), 6(w), &), 6(dd) of approved CZM permit No, CZT-
£2-87W chall rerpnin in foll force and effect. | _ .

b). Item6 () Fire fighting equipment appropriate for the docking facilities shall be
made available st the dock =i ajl 1imes.

7. EEES

Pursuant to V.1.R&REGS Titke12, Section $10-5(¢) 8, the Cammissjoner ofthe Departmertt.
of Planning and Natural Resources negotizted the following foes to be paid by the Permines.

a). Ansmmal feeoftwenty-five thousand dollers ($25,000.00) per year was negotiated.
Seid armual foe Is for the 10 foot wide boardwalk (10,700 sq.f.) occnpying the
submerged lands.

B, Thefirst payment of the anmaal fes in paragraph 9 () sbove, shall be mede payable
to DPNR. witlrin five (5) days after the legislsture ratifies this permat.

e). Thmdhm&mﬁpmﬂmnhwﬁﬁmﬁ
the second (2*) year of the peemit term, snd every year thercafter until the sixth (6%)
year in accordance with the increase of the Consumer Price Index as established by
the U.S. Department of Labor, Burean of Labor Statistics for “All Items, All Urban
Consamers (1967-100%), (the “CPT™) as follows, provided, however, that in o
mMﬁ:MhmﬂquMhmmlmﬁn{h
$25,000 sl foe during the initial stety (60) months af the term of the permit tern.

4 .
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().  The CPTasof the first (1%) momith of the second (2*) yenr of the tetm of the
permit and the first (1%) month of each subsequent. yesr of the permit shall be
the “base price index™ and the CPI as of the mouth immedistely preceeding
the commmencement of 1he sccond (2™ yeur of the permiit term and the
commennament af each subsequent year of the permit terwm until the sixfh (5%)
year of the permit term shall be the “ourrent prioe index”, -

(). The current price index shall be divided by the base price index and the
quotient thereof shail be muhtiplied by the sam.of the emwal fee of the prior
year, :

- G The resulting product shall be the Armixl Base Fee for the current year.
(v). At the end of the fifth (5%) yesr of the permit torm, the anmmal fees shall be

renegotisted. Fu no event shall any fies determined in the above manner be
reduced below an anmal fee of $25,000.00
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IT IS EXPRESSLY UNDERSTOOD by the parties hereto that the title to 2il submerged ar filled
fand which is altered or occupied on the basis of this permit is in the Govemnment of the Virgin
Islands, and the Permittee shall have no right or interest therein, of any kind whatsoever, other than
such rights as are expressly set forth herein, and that this instrurnent is not a lease.

IN TESTIMONY WHEREOF, ﬁmwﬂmhammhnwhmmmﬂwirhmdsmﬂ seals on the

days and ycars appearing herein below,
ST. THOMAS CGMMITTEE OF THE VIRGIN ISLANDS CZM COMMISSION
Permittor
By Y~ 2.7 - O —
Albert Paiewonsky, Chairman, Date
St. Thomas CZM Committee
MOF VI LIMITED PARTNERSHIP
S Permities
By, _ e
Johif Hefwers Date
Se Vice President,
MOF VI, LTD.
PPROVED
g/nfod
Govemor of the Virgin Islands Dake 7
RATIFIED
Legisiature of the Virgin Islands

President of the Legislature : Date

Orif the Legislature is not in session Committec
On & Environmental Protection

9. 14- 2000

C-‘iﬂ'lrmm
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1, Mr. Jotm Powess, Senior Vios President of MOF VI LIMITIZD PARTNERSHIP do hexeby certify
that ns Senior Vice President of MOF VI LIMITFD PARTNERSHIP, 1 am duly asthorizod and
empowered to gign this it an behalf of MOF V1 LIMITED PARTNERSHIP.

N2 -

Jobn jor Vice President Datz ~

SWORN AND SUBSCRIBED before mc

s Domyscrad_om
N s

- LMP B35
Commistion E
Jantibry 31, 2008
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GOVERNMENT OF THE VIRGIN ISLANDS OF THE UNITED STATES

-——-n_h-ﬂ-
DEPARTMENT OF PLANNING AND NATURAL RESOURCES

Division of Coastal Zone Management
Cyril E. King Airport, Terminal Building Second Floor -

" St. Thomas, Virgin Istands 00802 -
vox: [ G- rer: I
December 4, 2000 * —
-
Mr. John Powers
Senior Vice President

MOF VI Limited Partnership
No. 6142 Campbell Road, Suite 2000
Dallas, TX, 7524875

RE: Request for Modification of Coastal Zone Management (CZM) Majot Permit
Nos. C2ZT-4-99W & CZT-53-85SL: MOF VI LIMITED PARTNERSHIP

Dear Mr. Powers::

On December 4, 2000, the St. Thomas Committes of the V.1. CZM Commission met to act on your
request for madification of CZM Permit Nos. CZT-4-99W & CZT-53-855L.

The proposed modifications consist of the following:

CZT4-99W: '

Section 2. “SCOPE" deletr in its entirety and insert the foflowing, “This permit approves the use and
occupancy of filled lands consisting of .641 acres or 27,921.96 square feet, located at Parcel No. 18-
W, Estate Smith Bay, Ne. 1, 2, & 3, East End Quarter, St. Thomas, U.S. Virgin Jstands.”

Sectjon 3, “TERMP™, afier the last sentence in this section, the following lenguage shall be inserted,
“For financing purposes, this permit shall be deemed to be a lease of Parcel No. 18-W, Estate Smith
Bay, No. 1, 2, & 3, East End Quarter, St. Thomas, U.S. Virgin Islands.”

Section 7 (8). FEES. delete in its entirety and insert the following language, “An aniual fee of thirty-
one thousand, five hundred and twenty two dollars, and twenty two cents ($31, 522.22 ) per year was

negotiated. Said annual fee is for the use and occupency of 1641 acres of filled lands located at Parcel
No. 18-W, Estate Smith Bay, No. 1,2, & 3, East End Quarter, St. Thomas, U.S. Virgin Islands.”
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CZET-53-8551.:

Section 2. 8COPE, delete in its entirety and insert the following langueage, *“This permit approves the
use and occupancy of five docks, of which three are “T™ shaped docks, twenty-eight (28) finger piers,
a tem (10) foot wide boardwalk connecting the docks and a rock armor wall that runs paralle] to the
boardwalk on it landward side. The total square foot area of the structures secupying thie

land is approximately 11, 194 square feet. This permit slso approves the use and ocoupancy of
approximately 130,000 square foet of submerge area surrounding the structures that are listed above.

This development is Jocated seaward of Parcel No. 18-W, Estate Smith Bay, No. 1, 2, & 3, East End
Quarter, $t. Thomas, U.S. Virgin Islands,”

Section 7{a) FEES, delete in its entirety and insert the following languege, “An annual fea of thirty
thousand , fifty ninc dollars, end sixty-nine cents (830,059.69) per year shall be charged for the use
and occupancy of the sabmerged land area ocoupied under this permit. Said fee ls composed of the

sum of six thousand, one bundred and fifty dollars ($6,150.00)for the structures occupying subroerged
lands, seventeen thousand, nine hundred and seven doliars, and seventy three cents ($17,907.73) for
the use of the mooring area sround the structures, and a 25% increase pursuant to Section 7(d) of
CZT-53.858L."

It was determined that the proposed modification does not change the nature, scope or characteristics
of your approved Major CZM Permit Nos. CZT-4-9%(W) & CZT-53-855L. Therefore, your request’
for the modification, as described above, is hereby Approved.

IfyouWﬂmplm fee! free to contact Ms, Janice D, Hodge, Director of
CZM at

Sincerely,

Austin Monsanto .
Acting Chairman, St. Thomas CZM Commiittes

vc:  Dean C. Plaskett, Esq., Commissioner
Janice D. Hodge, Director, CZM
Julita de Leon, Legal Counsel
file

A, James Casner
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' . EXTISIT C

COASTAL ZONE PERMIT NO. CZT-53-855L
(Renewal of SLP Mo. 31; 216 and CZT-137-81W)

1. AUTHORITY. This permit issued by the Department of Conservation and

Cultural Aftairs of the Government of the Virgin Islands (hereinafter "The

Department *) on behalf of the Coastal Zone Management Commission pursuant

to Title 12, Chapter 21, Virgin I[slands Code. As herein, “Permittor* is the

Gavernment of the VYirgin Islands and "Permittese™ is the Lagoon Marina, Inc.

ég;; g;rm1t supersedes Submerged Lands Permits, SLP No. 31 and 216, and
=137-81NW

2. SCOPE. This Permit is for the renewal of Submerged Land Permits Neo. 31
and 216 to conform with the rules and regulations of Act 4248, and to combine
CIT-137-214 herera. The Permittes is allowed to use, occupy and maintain the
sxisting marine facilities locatsd on iand seaward of Plots Ho. i8-3, 18- B-l
ing (5-=-i, Zstate Imith Bay, Wo. 1, 2 & 3 ctast End Quarter, St. Thomas,
virgin islands. Said facilities consist of eignt (8) piers of various Iengths
vive {3) of wnich have finger piers attacned; a boardwalk interconnecting dock
A to B, and C %0 D; all with mooring pilez; ang 2 boge rams. Strusiurss
are zttacned to an unnumbered parcel of filled submerged lands 0.27 ! U.S. Acr
;he nEuwe, being described in Exhibit A & B are attached hereto and mndn a par
ersof. . _

3. TERHM. This permit is effective upon-.its approval by the Commissioner of
the Jecartment of Conservation and Cultural Affairs, the Governor, and
rativication by the Legislature of the Yirgin Islanas or by the Committee on
Consarvation, Recresation and Cultural Affairs if the Legislature is not in ses
pursuant o Title 12, Chapter 21, Yirgin I[slands Code. Na construction is
authorizad by the combining of SLP #31, 215 ana CZT-137-814W herein.

Tnis permit shall expire Fifteem (15) years after its effective date
supject to renewal pursuant to Title 12, Chapter 21, Section 911 Fart-{ 3

o7 the Virgin [slands Code. } e
: -
- 3
4. ZOCUMENTS INCORPORATED BY REFIRENCE. 2
Ixhibit A - 3zerch describing piers ana submergaz lands. _..". S
R
Ixnizit 3 - 1. Submerged lands Permit No, 21. # |
2. Submerced Lznds Permit lo. 215
3

. CZT-137-3all

Txnihit C - Title Survev Srawing !o. 1358-8, zated cartifiea 3/3/ES.
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STAL ZONE PERMIT NO. CZT-33-855L B

GEHERAL CONDITIONS . !

(a)

—
il
e

I

Liability. The Permittes dgrees to assume full and complete respor
sibility for all 1iability to any person or persons, including em-
ployees, as a resuit of its control of the area described in Para-
graph 2 of this permit, and alil improvements thereon (which area
and improvements are hereinafter referred to as "the premises®),
and-to-hoid the Permittor free and harmiess from civi] op other
Tiability of any kind during the time the Permittee is in control
of the premises pursuant to this permit.

Personal Property and Damage. A1l personal property of any kind or
SCription wnatsoever located on the premises shall pe there at thi
Permittee's sale risk. »

~ssioned gr Transfar. This permit Tay not 2e transferrea or assiane
SXC20T a5 Srovidea 1n Sactign 210-1% of =he Feguiations of the
coastal Zcne Management Act.

Permit to be Displaved. 4 piacara Svidencing tne permit snai| pe

postTea I1n a conspicuous place at the project site during the entire
period of work.

Reliance on Information énd Data. The Permittee affirms *Rat the
inTormation ana aata wnicn it provided in connection with its permit
appiication is true and dccurate, and acknowledges thar i+ subsegquen
to the erffective date of this permit such information and data prove
to be false or inaccurate, the fermit may be moditied, suspended or
revoked in whole or in part, and that the Commissioner or the Com-
mittee may, in addition, fnstitute appropriate legal action.

Uevelooment to be Commenced. Any and a]] development approved by th

oasta ne Permit sha e commenced within twelve (12) months fror
the date this permit beccmes effective. Failure to perform substant’
work within such period and thereafter unti] the cemoletion of const:
tion, shall couse the permit to lapse and render it null and vaid ur
@xtension is granted by the Comm1itiee.

Hotification of fompiatian, Upen completign gf dny acTivity autho-
Orizeqa or reguirea Oy tnis Coastal Zane Permit, ne Sermitzas shall

promotly o notify the Sirectar of the Division oF Coastal Zone Man-

agement {"The Director*) and, where the services o7 & protessional
engineer were reauired in undertaking the ictivity, a certification
aT comoiiance provided by the project éngineer that the alans and
specivications s¥ the aroject and all soplicabie Virgin Islands Code

requiremencs have heen “et, snall Se fFileg wirs <he Direczzr,
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' COASTAL ZOME PERMIT 0. CZT-53-855L
GEMERAL ZDNDITIONS. '

-

(h) Inspection. The Commission, its Committee, the Commissioner or
tnelr auctnorized agents ?r representatives shall have the power
to enter at reasonable times upon any lands or waters in the
coastal zone for which this Coastal Zone Permit has been issued.
The Permittee shall permit sucn entry for the purpose of inspec-
ting and ascertaining compiiance with the teyms. and conditions
of said Coastal Zone Permit. The Permittee shail provide access
to such records as the Commission, its Committee, or the Commis-
sioner in the performance of its or his duties under the Act may
require the Permittae to maintain. Such records mav be examined
and copies shall be submitted to tha Commission, its Committee or
the Commissioner upon reguest.

(1) Conditions of oremises. The development authorized by this permit
snall pe maintained in a safe, attractive and satistactory condition
and in accordance with the description, plans or drawings approved
Sv the Committee. '

J) Publiic dccess t3 Shoreiine. The deveiopment chail be operated so
85 <0 assure optimim Dubiic access to the shoreline.

ik} B2estaratisn of Area. [he Fermitize, uoOn revocation or expiration
o7 tne permit, snall upon order of the Committee or the Commissioner,
and in their sole discretion, remove al] Structures authorized by
the permit and restore the area:to its original condition, and/or -
madify structures, and/or compiy:with any directive of the Ccm-
mitiee or the Commissioner in satisfying the original permit
condition in such time and manner as the Committes, or the Commis-
sioner nay direcrt.

-y
—
g,

Wotices. A1l notices sent or required %o be sent nersynder must
28 Jy carvified mail, return receipt requested. [f addressed to
the Permittor same shall be sent to the Commissioner of Conservation
and Cultural Affairs, Govermment of the Virgin [slands, Post Office
Box 4399, St. Thomas, U.S. Virgin Islands 00801 or to such other
place as the Permittor may hereinafier designate by certified mail.
[f addressed to the Permittee, same shall be sent to Lagoon Marina,
Inc. Red Hook, St. Thomas, ".I. 00802, or to such other place as

“he Fermititee may hereinafiar cesignate by certified mail, return
recsipt reguestaa,

im) ‘lonwaivar. OJne or more wajvers by the Permittar ¢ any cznvenant
Qr conaition of this sermit snall not Ce canstrued as a waiver of
a furtnher Sreach of the convenant Or congition, and the cznsent or
appraval of the Permitizr “0 or of any acts by the Parmitize requir-
ing the Permittor's consent or approvai snall not Se cocnstrued as
agprovai of zny subsequent zimiiar ace oy the Farmittee.

{n) ZFevocation. It is ssecifically unders=soa that 3il the foregoing
Convenants and agreements, as well as other t2rms ind soecial
csnditicns hereny 3greed s oy Permittoe. ire I3 2e well ind fajth-
7ully keot by Permictize znd +hat any tailure by Sarmiteze 0 kesp

zame will resuit in revocation of this permirt.
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CCASTAL IONE PERMIT 1Q. CZT-33-85sL -

i

GENERAL CONDITIONS. !

(o)

(p)

(q)

SFzC

Other Aooroval. If the development covered under this permit

requires separate and distinct approval from the United States
Government or any agency, department, commission or bureau
thereof, then no development is allowed under this permit until
such permits or approvais have been obtainad.: T

Abandonment. [f the Permittae abandons, deserts or vacates the

premises or discontinues its operations at the premises for a
period totalling six (6) consecutive months, then the permit will
terminate automatically and be rendered nul] and void.

camage and Renair of Premisacs Described in Paraerach 2.

1) In the event o7 camage £3 ¢r gestruction =7 =he -remises
described in Paragraon 2 hereot, repair work may be done
oniy after a request to do so has been suomitzad in
writing to the Deparwment, and permission in writing has

T 7 ‘been granted. Repair must dupiicate the eriginal work,

and must be accordance with appiicapie law, rules and
reguiations. :

(1) General maintenance or. repair resuiting from normal wear
and tear of operations may be carried out ag a matter of
right under this permit, but must be limitad to the non-
structural porzion of the sremises,

iAL CONDITIONS.

(a}
(b)

-
(2]
—

F ]
(=8
e

m

10 new buildings or structures are permitad under this permit.

An 0il spill contingency plan is to be filed with the Director,
within three (3) of approval of this permit,

The toats which have toiler facilities or generate waste chall

be eauipped with holding tanks rom wnich waste can e ~umoed
ashore.

vhe Permittee shall survey and reccrd any and 311 Fi1led submerged
iand as suecn with the Cepartzant of Fubiic WOrKS, and furnisn the
Departnent with a copy of said drawings.

The Permiitze shall aoply 3 the Department <or := Terminal Facility
License in order %o operare che fuel tarminal ficiiities contained
therein, in accordance with Title 12, Chaptar 17, Section 706 of
the V.1, Cade. '
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<JASTAL ZONE =Z3MIT M0. CIT-33-855L
\ :
1

{f-} The use of boat propellers for channel clearance is strictly
prohibited. '

(g) The cutiing, distruction or distrubance of Red Mangroves
(Rhizophora mangel) is prohihited. .. TEYEs

vh) No boat scrapings, waste, debris, netroleum products or other
pollution matter shall be deposited in the Waters, ar on the
shorelands, which could Cause pollution of the waters., Al

such waste shall be disposed of in an environmentally acceptable
manner,

(1) Dinahy dock areas will be provided dlong the suikhead or in the
general vicinity of cuniic use.

“ublie accass =g the 711 arez will be maintainea.

-
L
L—
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CCASTAL IZNE PERMIT HO. CIT-53-3SSL,

| -

7.  EELx,

(a) A fee of $29,265.33 par year payabie in advance shall be charged
for the use and otcupancy of the submerced land area occupied
under-this permit. Said fee is composed of the sum of 36,150.00
for the structure occupying the submerged lands, £17,307.73 for
the mooring area around this structure and $5,217.78 for the
accupancy of 0.27% U.S. acres of filled submerced lands. This fee
ts assessed pursuant to Section 910-3 of the rules and
regulation of the CZIM Act. .

(b} In accordance with the srovisions of SLP MNo. 216, Speciai
Condition 5 (f), and CZT-137-31W, Feec 7 (a), a fee of 32.307.40
Jer sear, retrcactive 3 Aprii 14, 1978 -ursuant =5 .2 no. 216,
Fess 3 (a) snall be assessad. For calcuiation surcosss, this
retrsactive fee shall tarminate upon the ipproval cate cf this
permit. - :

{c/ The first cayment of the fees requirea in paragrapn 7 (a) & (b)
above shall become due and payable within thirzy (30) days from
the date when this permit is approved.

(¢} On each fif:h anniversary of the effective date of this cermit
the rental fees established herein shall} ‘te renegotiated by the
Fermittor and the Permitsa, Any increzzss in the amoun:z of she
rental Tees snall be reasonanle, but in any avent zhall not
éxceed twenty-five (253) percent of the fe= “or =he areceeding
five (5) year period. .

(e) A1l fees payable under thiT permit shall be paid to the Permittor
regardiess as to whether Permittze actually occunies or uses the
submerged land described herein, provided, however that if the
permit is modified to decrease/increase the suomerged lands so
occupied, then the fees shall also be decreased/increassd con-
sistent therewith.
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TAL IONE PERMIT 0. CIT-33-855L

“a

L
.

suomerged or filled land whicn
thi?1permit is in the Govermment of the
sha

than sucn rignts
instrument is not a lease.

=1 TISTIMONY WHMEREDF, he

have no rignt or interest therein, o

* Parties herein have hereunts satr
Se2!s on the days and years appearing herein below.

S

-+ 23 ZYPBESELY UNDERSTOOD 9y, the parties herero that. the itle 20 all
is altered or

occupied on the basis of

Virgin Islands, and the Permittee
T any kina
as are expressly set forth

nhatsnevar, gther
herein, and that this

their hands an

GOVERMMENT OF THE YIRGIN TSLANDS
_“h-

. . FermitIor
/ 7 .
’ 2/28/5%
-Swan i EEICner < =V LONSErvaTion & cuitural ATTAIrs . ate
LAGOON MARINA, INC.
Permiciae
"':.-',"’ . e
-t K F A [ -
-*.-_ ’ Cal . ¥
R R R Y L/ 25/
w
. date
. f APE2OYED
o - [- 29-56
SWTErnOX o1 Ol sirein islanas Date
RATIFIED
i ———
Legislature of the Jirzin Isiznas
"UELICENT 2T e _3213.ciure o -iz2
or ©¥ the Lzaislature is ner g S2I2%0n limmitTas
. \ en Conservaticn Aecrestian o Suitural Affaire
-rr ) 3 q:f_... .
-_.&-:".':'Ev-..'.-i.-‘;‘_,,-'}":._..- ‘:‘“_-"'/""*7/'@:
-131rmEn TaIs
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C2ASTAL IONE PESMIT NO. 2 -33-855L

iy Claudecte Smith , ! ' , do hereby cer:
ASST.
that I am the/Secretary of the Lagoon Marina, Inc. » & corpo

duly licensed and/or registered s do business in the U.S. Virgin Islands, tt

-

¥i132am 7. Clare Who signed this cermit is

Zresident o7 s2id corporation th
he was authorized By its Board of Ofrectors to executs this permit in the nam

of and in behalf of said corporation. I further certify that ﬁhe making of t

Permit is within the SCope of “4e carsoration’s sowers,

Py I_.-' B

.

ASST. 3ecrsTary

.'. hI.

SHORN T3 AND SUBSCRIBED sefore me v ~
.F ]
e A

5 ﬂ;"zz day o7 /QM“""

&

AWM

NOTary PobTic

-
wik
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MODIFICATION OF COASTAL ZONE PERMIT NO. CZT-53-85SL

‘n

WHEREAS, a Coastal Zone Permit CZT-53-85SL (Renewal of
SLP No. 31; 216 and CITr137-81W) was issued by the
Government of the Virgin Islands, and ratified by the
Legislature of the Virgin Islands on Pebruary 18, 1986; and

WHEREAS, a MEMORANDUM OF UNDERSTANDING dated April 21,
1993 was executed between the Government of the Virgin
Islands, Department of Public Works and the Department of
Planning and Natural Resources (on behalf of the Government
of the Virgin Islands) and AMERICAN YACHT HARBOR ASSOCIATES,
wherein the Government of the Virgin Islands agreed to
accept 1,537 square feet of property owned by American Yacht
Harbor Associates by appropriate deed to the Government of
the Virgin Islands in exchange for a ten (10) year extension
of the subject CIZM Permit, CIZT-53-85SL, all as more fully
described therein; and

WHEREAS, the Governor of the Virgin Islands on March 24,
1993 approved the said MEMORANDUM OF UNDERSTANDING and the
Legislature of the Virgin Islands, through its Committese on
Planning and Environmental Protection, ratified the said
MEMORANDUM OF UNDERSTANDING on April 21, 1993; and

WHEREAS, a WARRANTY DEED dated September 16, 1991 was
duly executed and has been held in escrow pending
finalization of this matter and has now been duly received
for recording by the Government of the Virgin Islands.

NOW, THEREFORE, in consideration of the mutual covenants
and agreements of the parties to the MEMORANDUM OF
UNDERSTANDING as set forth therein, THE ST. THOMAS COASTAL
ZONE MANAGEMENT COMMITTEE, having met and having duly
considered this matter fully, and having further duly voted
on this matter on October 7, 1993, and having duly recorded

such vote,

IT IS HEREBY THE ORDER OF THE ST. THOMAS COASTAL ZONE
MANAGEMENT COMMITTEE, that CIT-53-85SL be, and the same is
g;::hr. extended from February 17, 2001 to February 17,

Except as hereby modified, all other terms and
pigvinian. of sald CZT-53-85SL remain in full force and
effect.

DATED: October,{, 1993  ST. THOMAS COASTAL ZONE
MANAGEMENT COMMITTEE (of the
CZM_Commissi _

© 2007 CB Richard Ellis, Inc.
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GOVERNMENT OF THE VIRGIN ISLANDS OF THE UNITED STATES
ST S— .

DEPARTMENT OF PLANNING AND NATURAL RESOURCES

Division of Coastal Zone Management
CyrilE. I:Gngﬁmrt.Term:lBuﬂdin:Semﬂ Floor -

St. Thomas, Virgin Islands (0802
o I vor: I
- December 4, 2000 ° —
Mr. Joim Powers
Senior Vice President
MOF VI Limited Partnership

No. 6142 Campbeli Road, Suite 2000
Dallas, TX. 7524875

RE: Request for Maodification of Coastal Zone Management (CZ!UI)MIjm.Purmit
Nos. CZT-4-99W & CZT-53-85S1.: MOF VI LIMITED PARTNERSHIP

Dear Mr. Powers::

On December 4, 2000, the St. Thomas Committee of the V.1, CZM Commission met 10 act on your
request for modification of CZM Permit Nos. CZT: -4-99W & CZT-53-855L.

The proposed modifications consist of the following:

CZT-4-99W:

iond. “ddminh:mﬁﬂmdimntdnhllom%hp:mﬁtwﬂummd
ocoupaney of filled lands consisting of .641 acres or 27,921 .96 square feet, located at Parce] No. 18-
W, Estate Smith Bay, No. 1, 2, & 3, East End Quarter, &t. Thomas, U.S. Virgin Islands.”

Mmmmminmmmmmwwimm,
“For ﬁnmchrgpwpnmthispemhﬂullhadmﬂm be a lease of Parce! No. 18-W, Estate Smith
Bay, No. I,Z,&E.EHMM.&TMUS.‘JWM“

Section 7 (a). FEES, delete in its entirety and insert the following language, “An annuel fee of thirty-
one thousand, five hundred and tweaty two dollars, and twenty two cents ($31, 522,22 ) per yesr was

negotiated, Sﬁmﬂ&ish&mmﬂmnf:ﬂlmﬂﬂlﬁhﬂsh@_nhﬂ
No. 18-W, Estate Smith Bay, No. 1,2, & 3, East End Quarter, St. Thomas, U.S. Virgin Islands.”

© 2007 CB Richard Ellis, Inc.
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boardwalk on its landward side. The total square foot area of the structures occupying the submerged
land is approximately 11, 194 square feet. TH!pumklll?wﬂ-un_ﬂwof

Imm“tﬁﬂdm“mu_mﬁmwm
msmhwmwm;&mmmaﬂ,m 1,2, & 3, East End
Quarter, St. Thomas, U.S. Virgin Islands.”

Wﬁmhmmmﬂmmmmmﬁmm&ﬁm
thousand , 52y nine dollars, snd sixty-nine cents ($30,059.69) per year shell be charged for the use
mwignfmwmﬂmmmmmm“hmwum

i hundred and fifty dollars (36,1 50,00)for the structures occupying subrerged
mﬂfmmnm mthnm&.m nine hmdtadmaﬂ mmdnllﬂs. and seventy three cents ($17,907.73) for
the use of the mooring area around the structures, and a 25% increase pursuant to Section 7(d) of
CZT-53-855L."

1t was determined that the proposed modification does not change the nature, scope or chmhthf
ofmwmmWHm CZT-4-99(W) & CZT-53-85SL. Therefore, your request
for the modification, as described above, is hereby Approved.

Ifyou ions or concetns, please feel free to contact Ms. Janice D. Hodge, Director of
czv . TR

Sincerely,

Acting Chairroan, St. Thomas CZM Commiittee

ec:  Dean C. Plaskett, Esq., Commissioner
Janice D, Hodge, Direstor, CZM
Julita de Leon, Legal Counsel
file

A. James Casner

© 2007 CB Richard Ellis, Inc.
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MAJOR COASTAL ZOHNE PERMIT HO. CIT=-B1l=-87L

1. AUTHORITY. This permit is issued by the Department of
Flanning and Natural Resources of the Government of the
Yirgin Islands (hereinafter "The Department®) on behalf of
the Coastal Zone Management Commission pursuant to Title 12,
Chapter 21, Virgin Islands Code. As herein, "Permittor* is
the Government cf the Virgin Islands and "Permittee" is
American Yacht Harbor Associlates

-

2. SCOPE. This rermit allows the Permittee to demolish
twelve (12) of the existing 14 builds, renovation of the two
{2) remaining structures and the construction of four (4}
new structures. The existing gas staticn will be relocated,
One hundred fifty nine (159) parking spaces will be
orovided. This facility will be located at Parcels

o.18A-1, 13B, 18B-1 Estate Smith Bay, St. Thomas, ¥irgin
Zslands.

3, TERM. This permit is =ffective upon its signing by
the Chairman of the Ccmmittse of the Coastzl Zone Management
Commission, pursuant to V., I. Code, Title 12. Chapter 21.
muthorization for constructionunder this permit shall
axpire if the Permittee fails to commence work within twelve

112) months f£rom the date this permit becomes effective. =

1. COCUMENTS INCCRPORATED BY REFERENCE.

Exhibit A - Letter of application to the Commissioner,
dated HMarch 29, 1987.

Exhibit 2 - CIM perm%} application, dated March 29,
1987. 3
Exhibit ¢ -~ Major Environmental Assessment Report. =2
-
Exhibit O - Public Works Department Map lo. AS-44- T?S
Exhibit £ = Project drawlings. =

k!

GEHEZAL CTHUDITICHS.

LE1

9

fa) oiz2bility. The Fermittee agrees to assume £ull
and complere responsibility for all liability to
SNy rerszon or persons, including =2mployess, as a
-esuit of its control of the area described in
raracraph 2 of “his permit, and =11 improvements
thereon (which area and improvements are
Hereinafter referred to as "the premises”), and to
foid “he Parmittor free and harmless for <ivil or
ather liapility to any kind during the time the
ermittee is in control of the premises pursuant

® 2007 CB Richord Ellis, Ine® =185 FeImit.
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COASTAL ZCONE PERMIT NO. CILT-81-B87L

Page -2-

5. ceENERAL conpITiONS (N .

(b)

{e)

td)

© 2007 CB Richard Ellis, Inc.

Personal PrugertE and Damage. All personal
Property o any in

or description whatsoever
located on the premises shall be there at the
Permittea's sole risk.

Assigned or Transfer. This permit may be
transferred or assigned as provided in Section

910-15 of the Regulations of the Coastal Zone
Hanagement Act.

Permit tec be Displaved.
Dermlt shall be posted in
“he project site durzng t

3 placard evidencing th
a conspilcuous place at
g 2ntirse ceriod of work

e

Beliance on information a2nd Data. The Permittee
affirms that the informaction and data which it
provided in connection with its permit applicatio
is true and accurate, and acknowledges that if
subsequent toc the effective date of this permit
such information and data proves to be false or
inaccurate, the permit may be modified, suspended
or revoked in whole or in part, and that the
Commissioner or the Committes may, in addition,
institute appropriate legal action.

‘Development to be Commencsd. Any and all

development approved py this Coastal Zone Permit
shall be commenced within twelve {(12) months fron
the date this permit becomes effective. Failure
to perform substantial work within such period ar
thereafter until the completion of construction

shall cause the permit teo lapse and render it nul

and void unless an extensicn is granted by the
Commlittee.

Hotificaticn cf Completion. Upon completion of
any activity authorized or required by this
Ccoastal Zone Permit, the Permittee shall promptl:
o notify the District Directeor <If the Division
Permits Office of Coastal Zone HManagement ("The
Direstor®) and, where the services cof =z
arofessional zngineer where resquirsd in
undertaking the zetivity, 2 certificaticn of
compliance provided by the project and all
applicable Yirgin Islands Cade reguired have bees
met, shall bte filed with the Direccor.
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COASTAL ZOME PERMIT HO. CZT-B1-B7L
?age -3=

5. ceNerAL conpITIONS (R .

{(h}) Inspection. The Commission, its Committee, the
Commissioner or their authorized agents or
representatives shall have the power to enter at
reasonable times during project working hours upon
any lands or waters in the coastal zone for which
this Coastal Zone Permit has been i1ssued. The
Permittee shall permit such entry for the purpose
of inspection and ascertaining compliance with the
terms and conditions of said Coastal Zone Permit.
The Permittee shall provide access to such records
as the Commission, its Committee, or the
Commissioner in the nerformance of its or his
duties under the Act may require the Permittee to
maintain. Such records may be examined and copies
cshall be submitted te the Commission, its
Committee or the Commissioner uron request.

{i1) Conditions cf Premises. The development.
authorized by this permit shall be maintained in
a safe, attractive and satisfactory condition and ~
in accordance Wwith the description. plans or
drawings approved by the Committee.

13} Public Access to Shoreline. To be consistent with
Section 910-i0(9) of Title 12, V. I. Code, Chapter
21 Rules and Regulations, the development shall
not be cperated so as te unreasonably restrict

public access to any recreational areas of the
shoreline.

[k} Festoration of Area. The Permittee, upon
rayocatlion or expiration of the permit. shall upon
order of the Cocmmittee or the Commissioner, and in
“heir sole discrsticn, -emove all structures
suthorized by the oermit and restore the area to
its criginal condition. and/or modify such
structures, and/or comply with any directive of
the Cocmmittee ar the Commissioner in satisfving
the original permit cendition in such time and

manner as the Committee, or the Commissioner may
direct,

{1} Motices. All notices sent or required to be sent
hereunder must be certified mail, return receipt
requested, TE addressed to the Permittsr, same
shall be sent to the Commissioner of Department of
#lanning and Hatural Resources, 1739 Altona and

Jelgunst, =%t. Thomas, 7. 3. Virgin ZIslands 2J0801
© 2007 CB Richard Ellis, Inc.
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COASTAL ZONE PERMIT NO. CIT-81-87L

Page -4-

£

s. GeNERAL conoiTions (R .

(m)

in}

{a)

ie)

or to such other place as the Permittor, may
hereinafter designate by certified mail. 1If
addressed to the Permittee, same shall be sent to
American Yacht Harbeor Asscociates, Box 11550,
St. Thomas, V.I. 00801 or to such other place as
the Fermittee may hersinafter designate by
certified mail, return receipt receipt requested.

Nonwaiver. One or more waivers by the Permittor
of any covenant or condition of this permit shall
not be construed as a wailver of a further breach
2f the covenant =r condition., and the consent or
spproval of the PFermittor to or of any acts by the
Permittee reqguiring the Permittor's consent or
spproval =hall not be ccnstrued as approval of any
subseguent similar act by the Permittee.

Revocation. It is specifically understcocpd that
all the fcregoing covenants and agreements, as _
well as other terms and special conditicns hereby
agreed to by Permittee and that any failure by

Fermittee to keep same will result in revocation
of this permit.

Other Approval., If the development cover=d -under
*his permit regquires separate and distinct
approval from the United States Government or any
agency, department, commission or bureau thereof,
then no development is allowed under this permit

until such permits or approvals have been
cbtained.

Abandenment. If “he Fermittee abandons, deserts
or wvacatss the ¢

~emises for & pericd %tctalling six
i6) consecutive months without written
notificatisn 2o the Director and recelpt

acknowledged, then the permit will terminate
automatically and be rendered null and veoid.

E. SPECIAL CTHDITICHS.

“al All necessary federal znd territerizl Cermits
=hall he ~btained pricr %=o constructlon, unliess
otherwise noted.

ib) Three (3) complete sets of drawings shall be
submitted to Division of Permits - Office of

i ~=astal Zone anagement {DP-QCIM) ZIcor TEV1iewW and

© 2007 CB Richard Ellis, Inc.
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COASTAL ZONE PERMIT HO. CLT-81-87L

rFage -5-

s. speciAL conpiTIONS ([N -

(e}

(d)

(£)

=)

{h)

© 2007 CB Richard Ellis, Inc.

approval prior to commencement of construction.

Filling will be allowed in accordance with the
revised site plan dated August 21, 19287.

Building A will be constructed as per the
revised site plan dated August 21, 1987, and all

new businesses housed therein shall be marine-
oriented.

The proposed observation tower 1s t
disallowed until plans are presente
wnich demonstrate compliance with ©
restrictions in the W-1 zone.

o he
d Tz DP=-2CIM
he height

Other qualifications being =sgual, JVirgin Islands
rasidents as of the date of permit zpproval
shall be given preference when positions become
available during the building, preparation and ~
cperation of the project. Additionally, amn
affirmative action officer shall be appointed
the responsibility for rpreparation and
menitsring of an annual affirmative action plan.

A specifiic landscape plan Zor the sntire preject

shall be submitted =zo DPF=-2CZM Zor zpproval prior
to construction.

BEefore =zonstructicn or development ccmmences,
the Permittee shall deposit in escrow with the
Department ~f Planning and !latural Resources,
Divisicn of Permits, the zmount of 26,200 per
annum to be held for the <uration o2f the project
frem sicning of this vermic. Thes2 funds will
he disbursed by the Commissioner Zcor the purpose
of monitoring the construction and development
of t“his spproved proiect. Any amount which
remains in %“hne escrow account a3t the end of the
oroject ehall be returned to the Permittee no

latar than %==n (10} days z2ftzr invelicin

S

A plan zhall be submitted zrior =2 ccmmencement
of constructicn showing the number =f =ccess and
=gra2ss coints from Route 32 with ninimal fturning
movements ccnflicts. This plan must e approved
by the Department of Public Works.
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COASTAL IONE PERMIT NO. CIT-81-87L
Page -5-

6. seeciaL_conpiTions (R .

(3] DP-0OCZM must be notified and properly
acknewledged response documented by at least
three (3) working days prior to commencement of

construction activities and upon completion of
the develcpment.

(Kl An alternative erosion and sedimentation contrel

plan shall be submitted to be approved by
DP-0CZIM prior to the initiation of construction.
All erosion control devices installed =shall be

oroperly maintainesd for esffectiveness until the
development 1: =zmpleted,

cut will be authorized and

— 11} ADY mangrove Lo he
the DP-QCIZIM staff.

supervised Dy

(m) Permittee shall comply with Coast Guard.
regulations regarding the use of holding tanks.

in) Permittee must submit a letter from the
Department of Public Works to DP-OCZM staff
autherizing the Permittes to hook-up their
sewage system to the public sewage system.

L Oh The Fermittee =shall obtain thc required permits
irem the Division of Envircnmental Protection
for the installation and operation of the
alectrical generator, and shall submit a revised
site plan showing the location of the generators
prior teo issuance of occcupancy permit.

iP) The Permitt
occ

{q) The owners and/cr managers of this osroisc
nciuding those responsible for its futur
~perations shall cooperate with the v.I
Deparzment of Zducation, University <f the Virgin
Islands and =2ther z2gencizs and instrumentalities

in thelr fraining prcgarams for the hospitality

industry, and -ther.cperational zspects cf the
industry.

[T The Fermittee zhall ~btain £rcm “he Tepartnent
of Public Works a driveway permit.

i ol -i
© 2007 CB Richard Ellis, Inc.

c2rmittae zhall have an sengineer ina/or
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CCASTAL ZONE PERMIT HO. CIT-81-87L

Page =-7-

5.  speciAaL conpiTIons (D -

()

i)

{v}

(W)

f)

(7

© 2007 CB Richard Ellis, Inc.

architect registered in the U. sS. Virgin
Islands, to provide the regulatory floocd N
evaluation data pursuant to Title 289, V.I. Code,
Chapter 5, Section 294 (b)(4)-3 and the
structures designed accordingly.

The Permittee shall obtain the reguired permits
from the Division of Environmental Protection
for the installation and operation of a reverse

osmosis desalination plant prier to issuance of
accupancy opermit.

M cspecific landscape plan £or the entire project
snall -e submitted to the DCIM for zapproval
prier to commencement of construction.

A relocation plan for the existing businesses at
the project site shall be submitted te Division
of Permits prior to commencement of
construction.

During the cperation of this facility, space
shall be provided for any emergency vessel
requiring temporary berthing.

A permit to construct a sidewalk frem the
western boundary of the Ivanna Eudora Kean High
school to the eastern boundary of the project
site shall be obtained prior to

commencement of construction of this project.

Tor the duration of this permit and zany
subsequent zovernment leases which may supercede

*his sermit, only marine-related businesses
cshall be allowed toc cperate on the site of this
development. Prior to the issuance of a

certificate of occupancy, Permittee shall submit
3 list of prospective tenants to the St. Thomas
C2ZM Committee for review and approval.

To ensure the opportunity for the established
husinesses =t the development site to continue
their business operations, any persons or
antities cperating under a lease or oCCUpPancy
agreement will be given the right of first

refusal to available space in the new buildings
ind structyures.
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s. speciaL _conpiTIons (R .

{aa)

(bb)

1
i}

(ddj

© 2007 CB Richard Ellis, Inc.

The location of filled submerged lands and
building A will conform to the siting and

location as indicated on the revised site plan

dated August 21, 1987, which is an appendix to
this permit.

All dredge spoils transported from the

development site will be transported in sealed,
watertight tank trucks.

~h =2c2onomic _mpact assessment snall e submitted
to the DP-0CIM staff for approval prior to
commencament of construction.

The dinghy doeck shall maintain its present

dimensions, and no restaurant be allowed
thereon.

Fire fighting egquipment appropriate for the
docking facilities shall be made available at
the decek at all times. Permittee shall consult
with the Virgin Islands Fire Department to
ascertain the necessary reguirements. The
Qffice of Cocastal Zone Management shall be
furnished an approved copy of the requirements
pricr to comméhcement of construction.

The developer shall submit to DP-0OCIM a detailed
plan of the arsas subjected te a 100 year
frequency storm--both tidal and inland (rain

induced] prisr to canstruction. 2ecount shall
be taken of the wave =effect for f£iocding. The
plan zhall chew coth flzeding slsvations znd

orebaple energy impacts due o wave =ction.

In addition, special zonditions 2 throuch J, of
Fermit No. T-137-81W, granted to Lagoon Marina
Incorporated on September 2, 192871, snall
remained in effect except where in contlict with
thiis permit.
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IN TESTIMONY WHEREOF, the parties herein have hereunto

set their hands and seals on the days and years appearing
herein below.

GOVERNMENT OF THE VIRGIN ISLANDS, Permittor

2y: ééﬁ;kf é%igﬁ.pmwﬂ /if' S—y 2 =Y
Chairman, St.

Thomas Ccmmittee Date
Coastal Zone Management Commission

AMERICTAN YACHT =AREOR ASSCCIATES

mittse

- l ;7 ,if_..._.r"'-_: e

= i Jﬁ%m — ";.::f':, --?.-".-:_'-J_r'.;F'r
Carl freyer /,f - Date

© 2007 CB Richard Ellis, Inc.
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I, Carl H. Freyer, do hereby certify that I am the General

Partner of American Yacht Harbor Associates,

a2 United States
Yirgin Island Limited Partnership duly licensed and/or registered

to do business in the U.S. Virgin Islands, that Carl Frever who

signed this permit is General Partner of

salid’ limited

farInersEnls, Tnat he s z2uthorized Ly the Agreement Sf Limitaed
Parcnerenln to execute this permit in the name of and in tehalf

e . _ !
2f zz:1d limited partnership. I furctner

certify that the making

of this permit is within the scope of the limited partnership's

_powers.
F' ,/v:"r.ff -
et
~ Carl H. Freyer -
General Partner
SWIRD D AND SUBSCRIZED pefore me
his VT day of "i‘rl'u{,v,j L .

[

Wy Cemmussion Expoes Mar, 31, 122

B 2007 CB Richard Ellis, lne. )
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ADDENDUM G

LEGAL DESCRIPTION
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EXHIBIT D
PROPERTY DESCRIPTION

Parcel No. 18A-1 Remainder Estate Smith Bay
Nos. 1, 2 and 3 East End Quarter
St. Thomas, U.S. Virgin Islands
as shown on O.L.G. Drawing No. D9-5196-T91
dated February 19, 1991,
consisting of 0.22 acre, more or less,

Parcel No. 18B-1 Remainder Estate Smith Bay
Nos. 1, 2 and 3 East End Quarter
St. Thomas, U.S. Virgin Islands
as shown on O.L.G. Drawing No. D9-5196-T91
dated February 19, 1991,
consisting of 0.48 acre, more or less,

Parcel No. 18B Remainder Estate Smith Bay
Nos. 1, 2 and 3 East End Quarter
St. Thomas, U.S. Virgin Islands
as shown on O.L.G. Drawing No. D9-5196-T91
dated February 19, 1991,
consisting of 1.42 acres, more or less

lock 280 7EEHS3 3
# Pages 43

B1/1%9/2687  J:07Pp
Ufficial Records of

ST THOIMRS/ST JOHM

WILMA 0. HART SWITH
RECORDER OF DEEDS

Fees §45.08

EESABal882 #2200

B 2007 CB Richard Ellis, lne.
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ADDENDUM H

ENGAGEMENT LETTER
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VALUATION & ADVISORY SERVICES

12 2087 12:08 FR UARS DEPARTMENT

dune 11, 2007

Mark Lande

P.82-83

B 10 ORLANDO

CBRE

CB RICHARD ELLIS

CE Richerd Ellis, lnc,
F?? Brickell Avanue, Suite 910

131
T

Jdamas E. Agner, M)
Managing Dirsctor - Flode

IGY-AYH 5T. THOMAS Hﬂlﬂl"ﬁ'ﬁ; LLC
717 Fifth Averuve - 18th Floor

New Y

And

N
Phene:
Fau:

QN-39L0KR-85 10
@)Udﬁi\—f Urban

Cassandra P. Webster-Hodge

. Box 8580

3t. Thomas, VI 00RO

CO POPULAR VIRGIN ISLANDS

Phone: 8+44+2716 / 340.693,2716
Fax:  8+44+2716 /340.693,2794

RE:  Appraisal Agreement
American Yacht Harbor® Maring
4100 Red Hook Quarers #2
St. Tharnes, USYI 00802

Dear Mr. Lande & Ms. Webster- Hodge:

We are plecsed 1o subm
referenced recl estate,

it this propesal and our Terms and Conditions for the oppraisal of the

PROPOSAL SPECIFICATIONS

Purpose:
Pramise:

Rights Appraised:
Intended Use:
Scope of Work
Report Type:

Appraisal Standards:

Foe:
Retainer:
Payment Terms:

Report Copies;

To estimate the Market Value of the referenced real esiate

As Is, and As Stabilized

Leased Fee

Internal Decision Making pPurposes

All applicabls approcches

Self-Contained

Client Guidelines/USPAP/FIRREA

$30,000 plus travel expenses, 1o be paid by IGY-AYH St. Thomas, LLC
A retainer is Not Required for this assignment

Final payment is due and payable upon delivery of the final repart or
within thirly (30) days of your receipt of our draft repor, whichever is
sooner. If o droft report is requested, the fee is considered eamed upan
delivery of our draft repor,

One (1) PDF draf copy and Three (3} bound final copies

© 2007 CB Richard Ellis, Inc.
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Mark Lande

Appraisal Agreement
Poge 2 of 7

June 11, 2007

Delivery Date: Delivery of the approisal conclusions and/or repori(s) will be complated
according to the following Delivery Schedule.
Delivery Schedule:
Preliminary Value: Not Reguired
Draft Report: Between June 31 and July &, 2007
Final Report: 7 doys after finol review and authorization to deliver final raporis
Start Date: The appraisal process will stort vpon receipt of your signed agreement
and the propery specific dats.
Accepfance Date: These specificotions are subject to modification if this proposal is not
aceepted within 3 business days from the date of this letter.
e i - e

The aftached Terms and Conditions and Specific Propery Data Request are deemed a part of this
agreement as though set forth in full herein,

We apprecicte this opperunity to be of service to you on this assignment. If you have qddifi:rnul.
questions, please contact us,
Sincerely,

CB RICHARD ELLIS, INC.
Valuation & Advisory Services

Gl E S

Jomes E, Agner, Ml
Managing Director - Florida
St. Cert. Gen, REA RZ3872

Phone:
Fax;
E-mail:

CE RIcHARD ELLIS

© 2007 CB Richard Ellis, Inc.
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" Mork Lands

Appraisal Agreement
Poge 3 of &
lune 11, 2007

AGREED AND ACCEPTED

FOR IGY-AYH ST, THOMAS HOLDIN GS, LLC:

4%% _i'f‘llc {Lﬂ-

Signature — = Do

Mmﬂ&d@ G (.,

Name Tille
212 F05-<Do O

Phone Number Fux%::be?ﬂ L=sla)
Cleentuntr, - C.Qofpor

E-Mail Addrass

CE RICHARD ELLIS
© 2007 CB Richard Ellis, Inc.
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JUN, 21,2007 6:03PM BANCO POPULAR COMMERIAL BANKING NO. 4917 P,

Meark Lande
Appraisal Agreament
Foge 4 of 7

June 11, 2007

AGREED AND ACCEPTED

BANCO POPULAR VIRGIN ISLANDS:

Signaiure

.G'cf":ﬂa/ftt; /ﬂ”

Name g THle B ’ 3 }L
Fharfh%beré 7 3 2’7_! Fay Nu?ﬂ:ip ﬁﬁ ':;2 7;¢

I -
E-Mail Address g é é?g ’:ww

CBRE

& 2007 CB Richard Ellis, Inc. ceR
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ADDENDUM I
QUALIFICATIONS
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QUALIFICATIONS

QUALIFICATIONS OF

CLAUDE R. “BUDDY” URBAN, MAI
Senior Real Estate Analyst/Multi-family Specialist

CB Richard Ellis, Inc., Valuation and Advisory Services
777 Brickell Avenue, Suite 910
Miami, Flarida 33131

EDUCATIONAL

Bachalor of Business Administration, Sam Houston State University, Huntsville, Texas

LICENSE(S)/CERTIFICATION(S)

Cerifiad General Real Estate Appraiser: State of Florida (Mo, RZ 2815)
Cerlified General Real Estate Appraiser: State of Nevada (Ne. 04813)
Cerlified General Real Estate Appraiser: State of Texas (No. TX-1320516-G)
Licensed Real Estate Broker: State of Texas

PROFESSIONAL

Appraisal Institute

Designed Member (MA), Cerificate No. 2240

EMPLOYMENT EXPERIENCE

1984 to 1984 Associate Consultant/Appraiser, Michael J. Urban & Assoc., Inc. Houston, TX

1984 to 1992 Associate Consultant/Appraiser, Dominy, Ford & McPherson, Inc., Housten, TX

1992 o 1994 President and Principal Appraiser, Buddy B, Urban & Assec., Houston, TX

1994 to 1998 President and Principal, Meturalawn of America and Burnett Pipeline Co.,
Haouston, TX

1998-2003 Associate Consultant/Appraiser, Gerald A. Teel, Inc., Houston, TX

2003-Present CB Richard Ellis, Inc., Miami, FL

Professional experience has been in the fee preparation/review of real estate appraisals, feasibility
studies, rent analyses and market studies of commercial and residential properties. Primary experience
encompasses a wide variely of properly types including office, retail, industrial, multifamily, hotel,
medical office, restaurant, parking garage, car wash, low-income housing, bond financed multi-family,
residential subdivision, master-plannad business park, bank branch, special purpose, and single family.

Assignments completed in Florda, Louisiana, Mississippi, Nevada, New Meaxico, Virgin Islands, Puerto
Rico and Texas.

© 2007 CB Richard Ellis, Inc.
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At 2890466 STATE OF FLORIDA

DEPARTMENT OF BUSINESS AND PROFESSIONAL REGULATION
FLORIDA REAL ESTATE APFPRAISAL BD SEQ#Los1011030a3
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“The CERTIFIED GENERAL APPRAISER

‘Named below IS CERTIFIED

nder the provisions of Chapter 475 FS.
xplIﬂ*iﬂn date: NOV 30, 2008
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QUALIFICATIONS

QUALIFICATIONS OF

JAMES E. AGNER, MAI, SGA
Managing Director - Florida
Nat. Director - Net Lease Valuation Group
Nat. Director - Golf Valuation Group

CB Richard Ellis, Inc., Valuation and Advisory Services
77 Brickell Avenue, Suite 910
Miami, Flarida 33131

EDUCATIONAL

BS, Marketing, Flarida State University, Tallahassee, Flarida - 1981

Real Estate Major, Florida Atlantic University - 1984

Appraisal Institute
Appraisal Institute Courses 1A and 1B, AHended numerous educational seminars sponsored by the
Appraisal Institute including Standards of Professional Practice, Market and Feasibility Studias for
Shopping Centers, USPAP Florida State Law, Public Safety and Property Values and Real Estate
Valuation in the Appraisal Industry.

LICENSE(S)/CERTIFICATION(S

Registered Real Estate Braker-Salesman; State of Flarida (Mo, BLO404088)
Cerlified General Appraiser; State of Florida (No. RZ382)

PROFESSIONAL

Appraisal Institute
Designated Member [MAI), Certificate No. /791
South Florida Caribbean Board of Directors (Past Director)
Society of Golf Appraisers — Designated Member (SGA) - 2005

Qualified Expert Witness
Circuit Courts - State of Flarida
United States Bankruptey Courts

EMPLOYMENT EXPERIENCE

Twenty-six years of Real Estate Appraisal and Consulting experience throughout the State of Florida and
in the Caribbean.

1981 1o 1984 Flarida Dept. of Transportation Ft. Lauderdale, FL
1984 1o 1985 Raymond Kaiser Engineer Ft. Lauderdale, FL
1985 to 1995 Quinlivan Appraisal & Consulting South Miami, FL
4/95 10 10/95 Coastal Appraisal Services MNaples, FL

1995 -Prasent CB Richard Ellis, Inc. - biami, FL

Valuation and Advisory Services — Managing Director - Florida

© 2007 CB Richard Ellis, Inc.
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