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December 11, 2019

Rafael E. Rojo

VRM Companies
WWW.vrmcompanies.com

Tel: 787.781.0025

E-Mail: Rafa@VRMcompanies.com

Re: Restricted Appraisal Report
Vacant Industrial Development Site
Northeast of the Rio Cafias Industrial Park,
State Road 175,
Caimito and Cupey Wards,
San Juan, Puerto Rico 00926

Dear Mr. Rojo:

ODV Appraisal Group, P.S.C. has appraised the market value of the fee simple rights in the
referenced real estate at Northeast of the Rio Cafias Industrial Park at State Road 175 in the
Caimito and Cupey wards of San Juan, Puerto Rico. The purpose of the appraisal was to estimate
the defined value as of the appraisal effective date. The intended use of the appraisal is to assist
Rafael E. Rojo, the client and intended user, in a decision-making process.

The appraised property comprises a 176,894.4134 square meter vacant industrial development
site. The owner intended to develop a 10-lot industrial subdivision. However, as of the appraisal
effective date, the development was halted. As reported by the owner, some of the
improvements to the site were completed and the site has active earth movement permits. The
permits were not provided. Site improvements include partial perimeter fence and typical
utilities connections.

As per Standards 1 and 2 of Uniform Standard of Professional Appraisal Practice (USPAP), this is
a restricted appraisal report. The analysis, opinions and conclusions were developed based on,
and this report has been prepared, in conformance with our interpretation of the guidelines and
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recommendations set forth in the Uniform Standard of Professional Appraisal Practice (USPAP),
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal
Practice of the Appraisal Institute and the laws and regulations of the United States of America
and the Commonwealth of Puerto Rico.

Property and neighborhood inspections, review of current economic and market conditions and
development of the applicable valuation techniques indicated the following market value opinion
conclusion based on an estimated exposure and marketing time of 36 months:

Market Value, Fee Simple Rights,
As of December 09, 2019,
---$7,075,000.00---
(SEVEN MILLION SEVENTY-FIVE THOUSAND DOLLARS)

The report is for the sole use of the client. The client may, however, provide complete and final
copies of the report to third parties, who shall review such in connection with decision making
process. The appraiser is not required to explain or testify with respect to the appraisal results,
other than to respond to the client for routine and customary questions.

It has been a privilege to assist you in this assignment. If you have questions concerning the
analysis or the report, or if ODV Appraisal Group, P.S.C. can be of further service, please contact
us.

Respectfully submitted,

Benjamin Rivera Iglesias

Certified General Real Estate Appraiser
Certificate 200-CG

State License 787-EPA

Tel. 787-771-5580 ext. 222

e-mail brivera@odvappraisal.com
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Aerial view of the property at the Caimito and Cupey wards, San Juan, Puerto Rico
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Location Map
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RESTRICTED APPRAISAL REPORT

This is a restricted appraisal report intended to comply with the reporting requirements set forth
under Standard 8 of USPAP for a restricted appraisal report. As such, it does not present
discussions of the data, reasoning, and analyses that were used in the appraisal process to
develop the appraiser’s opinion of value. Supporting documentation concerning the data,
reasoning, and analyses is retained in the appraiser’s file. The depth of the discussion contained
in this report is specific to the needs of the client and for the intended use stated in the report.
The appraiser is not responsible for unauthorized use of this report.

PROPERTY TYPE: Vacant industrial development site.

LOCATION: Northeast of the Rio Cafias Industrial Park, State Road 175, Caimito and Cupey Wards,
San Juan, Puerto Rico.

TYPE OF REPORT FORMAT: Restricted report format
PROPERTY OWNER: Bairoa Development Corporation
RIGHTS APPRAISED: Fee simple rights

PURPOSE OF THE APPRAISAL: To estimate the market value of the fee simple rights in the real
estate as of the appraisal effective date.

INTENDED USE AND USER OF THE REPORT: To aid Rafael E. Rojo, the client and intended user,
in a decision-making process.

EFFECTIVE DATE: December 09, 2019
REPORT DATE: December 11, 2019

DEFINITION OF MARKET VALUE: Market Value is defined in the Dictionary of Real Estate
Appraisal, 51 edition, published by the Appraisal Institute as:

"The most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller each acting
prudently and knowledgeably, and 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 motivated.
2) Both parties are well informed or well advised, and acting in what they
consider their best interests.
3) A reasonable time is allowed for exposure in the open market.
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4) Payment is made in terms of cash in United States dollars or in terms of
financial arrangements comparable 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.”

COMPETENCY: Our qualifications are included in a separate section of this report. These reflect
that we have the knowledge and experience required to complete this engagement. Our
knowledge and experience is appropriate for the complexity of this assighment.

SCOPE OF WORK: The scope of this appraisal is based on identifying the characteristics of the
subject property that are relevant to the purpose and intended use of the appraisal. This was
accomplished by reviewing public record data, and a prior appraisal or other documentation from
the client considered reliable by the appraisers. In preparing this appraisal the appraiser made
an interior and exterior inspection of the subject property. Then the appraiser gathered
information from the subject’s neighborhood and similar competitive neighborhoods on
comparable properties; confirmed all comparable sales with at least one party to the
transactions, and analyzed the information gathered in applying the sales comparison approach.

The income approach, although applicable, was not necessary to produce a credible value
opinion. The appraiser has determined that this appraisal process is not so limited that the results
would not be credible, and the client agrees that the services given satisfy the intended use.

This restricted appraisal report sets forth only the appraiser’s conclusions. Supporting
documentation is retained in the appraiser’s file.

OWNER OF RECORD AND HISTORY: The subject is recorded in the name of Bairoa Development
Corporation, who acquired the property more than three years ago. No other transactions
regarding the appraised property were found or reported.

NEIGHBORHOOD: According to the legal description, the property lies within the Caimito and
Cupey Wards of San Juan. However, access to the property is through the Rio Cafas Ward, an
urban sector of the Caguas Municipality. Commercial land sales and values range from $100.00
to over $300.00 per square meter varying mostly according to location, topography, and land
area. Commercial buildings sales and values range from $30.00 per square foot for larger
properties and/or in poor in physical conditions to over $100.00 per square foot for prime retail
properties. Rental rates for improved commercial properties range from $10.00 to over $20.00
per square foot per year.

SITE DESCRIPTION: The site of this appraisal lies northeast of the Rio Cafas Industrial Park, State
Road 175, Caimito and Cupey Wards of San Juan. It has a land area of 176,894.4134 square
meters (45.0068 cuerdas), and irregular configuration and a varied topography. The subject lies
outside the FEMA flood prone area within a Zone X, as per map 72000C0345J, last revised on
November 18, 2009.
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Site Plan
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Flood Map

ZONING: According to the San Juan zoning maps, the appraised property lies within a B-1,
conservation zoning. However, based on the documents provided, the owner requested and
obtained government permits for the development of an industrial subdivision at the site. In
addition, the zoning was changed to I-1, light industrial.

Allowed uses include light-manufacturing, office, warehouse and services. Based on the on-site
visual inspections, the site seems to be under a legal conforming use. Nonetheless, a complete
zoning compliance assessment is beyond the scope of this appraisal assignment.
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Zoning Maps
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IMPROVEMENTS: As of the appraisal effective date the subject was vacant. The owner intended
to develop a 10-lot industrial subdivision. However, as of the appraisal effective date, the
development was halted. As reported by the owner, some of the improvements to the site were
completed and the site has active earth movement permits. The permits were not provided. Site
improvements include partial perimeter fence and typical utilities connections.

REAL ESTATE ASSESMENT AND TAXES: The site is identified with tax pin number 172-000-002-
57-000. According to the CRIM value certificate the property tax assessment value is $3,550.00.
Annual real estate tax payment is $366.72 ($3,550.00 x .1033). However, this appraisal disregards
any unpaid real estate tax debt to the CRIM.

HIGHEST AND BEST USE:

As Vacant
The hold the site for future industrial development until market conditions become favorable.
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SALES COMPARISON APPROACH: The following table summarizes selected sales of comparable
vacant tracts.

Building Sales Summary Table
Sale Address Date Price Site (SM) Price/SM

1 Km 1.9 SR 842, Los Romeros Road, Caimito Ward, San Juan Jun-14 S 425,000.00  19,651.98 S 21.63
2 Parcel G, Montehiedra Dev., San Juan Sep-15 S 2,375,000.00  51,749.12 S 45.89
3 Off SR 8869, Las Vegas Sector, Palmas Ward, Catafio Mar-18 §  2,000,000.00 112,97086 § 17.70
4 SR1,Reparto Solano Sector, Rio Cafias Ward, Caguas May-18 S 4,015000.00  82,901.85 S 48.43
Subject 12/9/2019 - 176,894.4134 -
MIN S 17.70
MAX S 48.43
Mean S 33.41
Median $ 33.76
Std. Dev. $ 15.99

There is very limited data available of similar vacant industrial sites within the subject’s
immediate neighborhood. In fact, there are not many large tracts of land with industrial zoning
currently available on the market. We analyzed a sample of four (4) comparable sales. In our
opinion these are the best comparable sales to value the subject property.

Sale 1 refersto a 19,651.98 square meter tract of land at the Caimito Ward of San Juan. An elderly
housing residential project is proposed for this site. It sold on June 30, 2014 for $21.63 per square
meter. This is an irregular shape site with a rolling-sloping topography. Although at close to the
Montehiedra master planned community, this location mainly due to its access was deemed
inferior to that of the subject property.

Sale 2 refers to Parcel G of the Montehiedra master planned community in the Caimito Ward of
San Juan. Although zoned residential, it has commercial development highest and best use. In
fact, it was purchased for the development of a retail center. It sold on September 4, 2015 for
$45.89 per square meter. Across the avenue from the Montehiedra regional retail center, this
location was deemed superior to that of the subject. The 51,749.12 square meter site lies outside
the flood prone area within a Zone X and has a sloping topography. A retail center is currently
being developed at this site.

Sale 3 refers to a 112,970.8562 square meter site at the Las Vegas Sector of the Palmas Ward in
Catafio. It is accessed through the Leopoldo Figueroa Street and Street 19 of the Las Vegas
Community. It was purchased on March 27, 2018 for $17.70 per square meter, the lowest unitary
price per square foot of the sample. The site is within the FEMA floodable area and most of its
area is classified as wetland. Even though, the site is zoned residential it has a light-industrial
development highest and best use. The site has limited utility infrastructure available for light-
industrial development. This parcel is inferior in access and floodable condition.

Sale 4, the most recent transaction, refers to the purchase of a tract of land at kilometer 26.6 of
State Road 1 in Rio Cafias Ward of Caguas; 1,10 miles northwest from the subject. Total site area
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is 82,901.85 square meters. The property sold on May 24, 2018 for $4,015,000.00 equal to $48.43
per square meter, the highest indication of the sample. This location was considered superior
since it has frontage to State Road 1.

Only qualitative comparisons were considered applicable. The most similar in market conditions
and location is Sale 4, with a price per square foot indication of $48.43. In terms of land area, the
most similar is Sale 3, with a price per square meter indication of $17.70. The comparable are
considered similar in shape, topography, and highest and best use.

After reconciling the previous qualitative analyses, a rounded unitary market value of $40.00 per
square meter was concluded for the subject, as indicated by the unitary indications of the most
similar comparable sales in terms of market conditions, location and land area, which were
considered the most important elements of comparison. The subject’s value was calculated as
follows:

176,894.4134 square meters @ $40.00 = $7,075,776.53
Rounded to $7,075,000.00

MARKET VALUE INDICATION BY THE
SALES COMPARISON APPROACH $7,075,000.00

MARKET VALUE OPINION CONCLUSION: $7,075,000.00

ESTIMATED EXPOSURE AND MARKETING TIME: Exposure and marketing time were estimated
at 36 montbhs.

APPRAISER: Benjamin Rivera Iglesias
787-EPA / 200-GC

13

ODV Appraisal Group

Appraisers,Planners&Consultants



Aerial Photos
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Photos
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PR Planning Board Geo Locator

Legal Description
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ASSUMPTIONS AND LIMITING CONDITIONS FOR A RESTRICTED USE REPORT

This appraisal report has been made with the following general assumptions:

1. This is a restricted appraisal report, which is intended to comply with the reporting
requirements set forth under Standard 8 of the Uniform Standards of Professional
Appraisal Practice for a restricted appraisal report. As such, it does not include discussions
of the data, reasoning, and analyses that were used in the appraisal process to develop
the appraiser’s opinion of value. Supporting documentation concerning the data,
reasoning, and analyses is retained in the appraiser’s file. The information contained in
this report is specific to the needs of the client and for the intended use stated in this
report. The appraiser is not responsible for unauthorized use of this report.

2. The land and building areas were taken from previous appraisal reports provided by the
client. These were assumed to be correct.

3. No responsibility is assumed for the legal description provided or for matters pertaining
to legal or title considerations. Title to the property is assumed to be good and marketable
unless otherwise stated.

4. The property is appraised free and clear of any or all liens or encumbrances unless
otherwise stated.

5. Responsible ownership and competent property management are assumed.

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

7. Allengineering studies are assumed to be correct. The plot plans and illustrative material
in this report are included only to help the reader visualize the property.

8. Itisassumed that there are no hidden or un-apparent conditions of the property, subsoil,
or structures that render it more or less valuable. No responsibility is assumed for such
conditions or for obtaining the engineering studies that may be required to discover
them.

9. Itis assumed that the property is in full compliance with all applicable federal, state, and
local environmental regulations and laws unless the lack of compliance is stated,
described, and considered in the appraisal report.

10. It is assumed that the property conforms to all applicable zoning and use regulations and
restrictions unless a non-conformity has been identified, described and considered in the
appraisal report.
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11. It is assumed that all required licenses, certificates of occupancy, consents, and other
legislative or administrative authority from any local, state, or national government or
private entity or organization have been or can be obtained in this report is based.

12. Itis assumed that the use of the land and improvements is confined within the boundaries
or property lines of the property described and that there is no encroachment or trespass
unless noted in the report.

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

This appraisal report has been made with the following general limiting conditions:

1. Any allocation of the total value estimated in this report applies only under the stated
program of utilization. The separate values allocated must not be used in conjunction
with any other appraisal and are invalid if so used.

2. Possession of this report, or a copy thereof, does not carry with it the right of publication.

3. The appraiser, by reason of this appraisal, is not required to give further consultation or
testimony or to be in attendance in court with reference to the property in question
unless arrangements have been previously made.

4. Neither all nor any part of the contents of this report (especially any conclusions as to
value, the identity of the appraiser, or the firm with which the appraiser is connected)
shall be disseminated to the public through advertising, public relations, news, sales, or
other media without the prior written consent and approval of the appraiser.

5. The liability of ODV Appraisal Group PSC and/or subcontractors of ODV Appraisal Group
PSC is limited to the fee collected. There is no liability to unauthorized third parties.

6. The forecasts, projections, or operating estimates contained herein are based on current
market conditions, anticipated short-term supply and demand factors, and a continued
stable economy. These forecasts are, therefore, subject to changes with future
conditions.
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7. The Americans with Disabilities Act (ADA) became effective January 26, 1992. The
appraiser has not made a specific compliance survey or analysis of the property to
determine whether or not it is in conformity with the various detailed requirements of
ADA. ltis possible that a compliance survey of the property and a detailed analysis of the
requirements of the ADA would reveal that the property is not in compliance with one or
more of the requirements of the act. If so, this fact could have a negative impact upon
the value of the property. Since the appraiser has no direct evidence relating to this issue,
possible noncompliance with the requirements of ADA was not considered in estimating
the value of the property.

8. Any property inspection was made for the purpose of analyzing factors that contribute or
affect property value. The appraisers are not certified or licensed property inspectors. No
liability is assumed for unobserved construction or site deficiencies.
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CERTIFICATE OF THE APPRAISER

| hereby certify that, to the best of my knowledge and belief:

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

. The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and is my personal, unbiased professional analyses,
opinions, and conclusions.

. I have no present or prospective interest in the property that is the subject of this report,
and | have no personal interest or bias with respect to the parties involved.
. My compensation is not contingent upon the reporting of a predetermined value or

direction in value that favors the cause of the client, that amount of the value estimate,
the attainment of a stipulated result, or the occurrence of a subsequent event.

. My analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.

. I made the inspection of the property that is the subject of this report.

. No one provided significant personal property appraisal assistance to the person signing
this certification.

. | have not appraised the subject property during the past three years.

o The report 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.

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

Restricted Appraisal Report

Vacant Industrial Development Site
Northeast of the Rio Cafias Industrial Park,
State Road 175,

Caimito and Cupey Wards,

San Juan, Puerto Rico 00926

Benjamin Rivera Iglesias

Certified General Real Estate Appraiser
Certificate 200-CG

State License 787-EPA

Tel. 787-771-5580 ext. 222

e-mail brivera@odvappraisal.com
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QUALIFICATIONS OF THE APPRAISER
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Benjamin Rivera Iglesias

LICENSES

. Certified General Real Property Appraiser, #200.
. Puerto Rico Licensed Professional Appraiser, EPA #787.

° Puerto Rico Licensed Real Estate Broker, #18918.

PROFESSIONAL AFFILIATIONS

. General Associate Member of the Appraisal Institute.
EDUCATION
UNIVERSITY OF PUERTO RICO
SAN JUAN, PUERTO RICO
Major: Interdisciplinary Studies.
EMPLOYMENT

Partner June 2005 - Present
ODV Appraisal Group

Real Estate Appraiser July 1999
ODV Appraisal Group

Assistant Appraiser
ODV Appraisal Group November 1997 - July 1999

Specialized in commercial, vacant land, residential projects, single-family residential and
special purpose properties.

REAL ESTATE APPRAISAL EDUCATION

COURSES

. Residential Sales Comparison and Income Approach - Appraisal Institute, May 2019.

. Puerto Rico Laws & Regulations — Appraisal Institute, April 2019.

. Online Comparative Analysis — Appraisal Institute, April 2019.

° 7-Hour National USPAP Update Course — Instituto de Evaluadores de Puerto Rico, December 2017.

. 7-Hour National USPAP Update Course — Appraisal Institute, July 2016.

. Residential and Commercial Valuation of Solar — Appraisal Institute, April 2015
. Introduction to Green Buildings: Principles & Concepts — Appraisal Institute, April 2015
. “Leyes y Reglamentos que Rigen la Profesidn del Tasador en Puerto Rico” — Instituto de Evaluadores, October
2014.
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7-Hour National USPAP Update Course — Instituto de Evaluadores de Puerto Rico, October 2014.

El Proceso de Ejecucién de Hipoteca y La Ley 184-2012 sobre Mediacion Compulsoria PROP 2014-202 —
Educacion Juridica, Inc., August 2014

FHA and the Appraisal Process — Appraisal Institute, October 2013

FHA Appraisal Training — Residential — HUD, June 2013.

Appraising the Appraisal: Appraisal Review — Residential — Appraisal Institute, October 2012.

Appraising the Appraisal: Appraisal Review — General — Appraisal Institute, October 2012.

Real Estate Finance Statistics and Valuation Modeling — Appraisal Institute, August 2012.

7-Hour National USPAP Update Course — Appraisal Institute, March 2012.

The Uniform Appraisal Dataset from Fannie Mae and Freddie Mac — Appraisal Institute, June 2011.

“Leyes y Reglamentos que Rigen la Profesidn del Tasador en Puerto Rico” — Appraisal Institute, March 2011.
Business Practices and Ethics Course — Appraisal Institute, August 2010.

7-Hour National USPAP Update Course — Appraisal Institute, August 2010.

Requirements of UASFLA (Yellow Book)- American Society of Farm Manager’s & Rural Appraisers, May 2010.
Advance Applications, Course 550 — Appraisal Institute, July 2008.

General Market Analysis and Highest & Best Use, Course 530 — Appraisal Institute, September 2007.
National USPAP Course Update — Appraisal Institute, March 2007.

“Leyes y Reglamentos que Rigen la Profesion del Tasador en Puerto Rico” — Appraisal Institute, March 2007.
Advance Residential Report Writing / Part 2 - Appraisal Institute, September 2006.

Advance Residential Applications and Case Studies / Part 1 - Appraisal Institute, September 2006.
Residential Market Analysis and Highest and Best Use - Appraisal Institute, May 2006.

7 Hour USPAP Course - Appraisal Institute, November of 2005.

Computer-Enhanced Cash Flow Modeling, Course No. 810 - Appraisal Institute, November 2005.

Advance Sales Comparison and Cost Approaches, Course No. 530 - Appraisal Institute, October 2005.
Report Writing and Valuation Analysis, Course No. 540 - Appraisal Institute, August of 2005.

Advance Income Capitalization, Course No. 510 - Appraisal Institute, February of 2004.

23

ODV Appraisal Group

Appraisers,Planners&Consultants



Appraisal Procedures, Course No. 120 - Appraisal Institute, May of 2003.

Standards of Professional Appraisal Practice, Part A (USPAP), Course No. 410 - Appraisal Institute, March of
2003.

Apartment Appraisal: Concepts and Applications, Course No. 330 — Appraisal Institute June 2002.

General Applications, Course No. 320 — Appraisal Institute, November 1999.

Residential Case Study, Course No. 210 - Appraisal Institute, February of 1999.

Advance Residential Form and Narrative Report Writing, Course No. 500 - Appraisal Institute, January of 1999.
Basic Income Capitalization, Course No. 310 — Appraisal Institute, November of 1998.

Standards of Professional Appraisal Practice, Part A (USPAP), Course No. 410 - Appraisal Institute, October of
1998.

Standards of Professional Appraisal Practice, Part B (USPAP), Course No. 420 - Appraisal Institute, October of
1998.

Appraisal Procedures, Course No. 120 - Appraisal Institute, October of 1998.
Appraisal Principles, Course No. 110 - Appraisal Institute, August of 1998.

Condemnation - Instituto de Evaluadores de Puerto Rico, June of 1998.

SEMINARS AND RELATED EDUCATION

Valuation of Conservation Easements - Instituto de Evaluadores de Puerto Rico, June of 2016.
Residential Demonstration Report Writing Seminar - Appraisal Institute, June 1999.
Appraising from Blueprints and Specifications - Appraisal Institute, August 1999.

Successfully Completed the First and Second Level of Requirements for the SRA Designation of the Appraisal
Institute.

HAVE PERFORMED WORK AS AN APPRAISER OR ASSOCIATE FOR:

FEDERAL AND LOCAL GOVERNMENT

e Development Bank of Puerto Rico, Puerto Rico Industrial Development Corporation, Commercial and
Farm Credit and Development Corporation of Puerto Rico, Housing Finance Bank of Puerto Rico, U.S.
Department of Housing and Urban Development.

FINANCIAL INSTITUTIONS

e Santander Mortgage Corporation, Banco Santander de Puerto Rico, First Federal Savings Bank, The Chase
Manhattan Bank, N.A., Banco Popular de Puerto Rico, Doral Mortgage Corporation, SANA Investment,
Inc., H.F. Mortgage Bankers, Ponce Bank, plus several independent mortgage brokers.
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ADDENDA
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Legal Description
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