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PROPERTY INFORMATION  ama il
Folio 03-4108-009-3730
Property 122 MENORES AVE
Address CORAL GABLES, FL 33134-0000
Owner CJHFTLLC, C/O ROB HYMAN P A
Mailing 110 SE 6 ST 1700
Address FORT LAUDERDALE, FL 33301

Primary Zone 5004 MIXED-USE 2
Primary Land 0803 MULTIFAMILY 2-9 UNITS : MULTIFAMILY 3

Use OR MORE UNITS
Beds / Baths

IHalf 8/8/0

Floors 2

Living Units 8

Actual Area 6,432 Sq.Ft
Living Area 6,432 Sq.Ft
Adjusted Area 5,809 Sq.Ft

Lot Size 5,500 Sq.Ft ; :
Year Built 1925 TAXABLE VALUE INFORMATION
Year 2025 2024 2023
ASSESSMENT INFORMATION COUNTY
e giz> ghad — Exemption Value $0 $0 $0
Land Value $1,925,000 $1,925,000 $1,925,000
Building Value $4. 192 $4 192 g3.030 Taxable Value $1,929,192  $1,929,192  $1,928,930
SCHOOL BOARD
Extra Feature Value $0 $0 $0
E tion Val 0 0 0
Market Value $1,020192 $1,029192 $1,028930 onpuonvalue 3 3 3
Assessed Value $1,929,192 $1,929,192 $1,928,930  1axable Value $1,929,192  $1,929,192  $1,928,930
BENEFITS INFORMATION cIry .
Benefit Type 2025 2024 2023 Exemption Value $0 $0 $0
Note: Not all benefits are applicable to all Taxable Values (i.e. Taxable Value $1,929,192  $1,929,192  $1,928,930
County, School Board, City, Regional). REGIONAL
SHORT LEGAL DESCRIPTION Exemption Value $0 $0 $0
COIAL CAEAES DOLIE A6 2L Taxable Value $1,920192  $1,929.192  $1,928,930
PB 25-69
LOT 6 BLK 36 SALES INFORMATION
LOT SIZE 50.000 X 110 Previous . OR Book- P .
Price Qualification Description
74R-224782 Sale Page

09/01/1974 $100,000 8790-1572 Sales which are qualified

Corrective, tax or QCD; min
consideration

Qual on DOS, multi-parcel
sale

07/01/2013 $725,00028706-3877 Qual by exam of deed

09/18/2024 $10034443-4853

11/29/2022 $35,552,00033499-2368

The information contained herein is for ad valorem tax assessment purposes only. The Property Appraiser of Miami-Dade County is
continually editing and updating the tax roll. This website may not reflect the most current information on record. The Property Appraiser of
Miami-Dade County and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at
https://www.miamidadepa.gov/pa/disclaimer.page
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List of service addresses for 122 Menores Ave

OWNER (ALL ADDRESSES)
CJHFTLLC

C/O ROB HYMAN, P.A.
REGISTERED AGENT

110 SE 6TH ST, STE 1700

FORT LAUDERDALE, FL 33301-5047

ASSIGNEE OF FIRST MORTGAGE
(ASSIGNMENT ADDRESS)

1505 PONCE LAG, LLC

C/O ROB HYMAN, P.A.

110 SE 6TH ST, STE 1700

FORT LAUDERDALE, FL 33301-5047

ASSIGNEE OF SECOND MORTGAGE

WATER & SEWER LIEN

(ALL ADDRESSES)

LDHC HOLDINGS, LLC

C/O ROB HYMAN, P.A.
REGISTERED AGENT

110 SE 6TH ST, STE 1700

FORT LAUDERDALE, FL 33301-5047

ANGELA MORRIS-BUTLER
ASSISTANT CONTROLLER
MIAMI-DADE WATER AND SEWER
DEPT

P.0. BOX 330316

MIAMI, FL 33233-0316
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1/14/26, 1:29 PM

Search Results

ONLINE S-ERVICES

# New Permit Search

Permit Search Results

PS-13-11-2158

BL-13-06-1321

CE-13-05-0562

ZV-13-05-0476

PS-11-10-6772

ZN-10-11-2974

11/08/2013

06/20/2013

05/09/2013

05/08/2013

10/14/2011

11/03/2010

122
MENORES
AVE

122
MENORES
AVE

122
MENORES
AVE

122
MENORES
AVE

122
MENORES
AVE

122

MENORES
AVE

TREE
REMOVAL/MITIGATION

BLD SIMPLE CHANGE
OF CONTRACTOR

CODE ENF LIEN
SEARCH

ZONING LETTER
VERIFICATION

TREE
REMOVAL/RELOCATION
- PUBLIC SERVICE

PAINT / RESURFACE FL
/ CLEAN

REMOVE 1 DEAD COCONUT
PALM

CHANGE OF CONTRACTOR
CONVERT FROM
WINTEGRATE PERMIT
94060257-INSTALL 51
ALUMINUM SINGLE HUNG
WINDOWS $3,681

LIEN SEARCH

ZONING
VERIFICATION/INFORMATION
LETTER

REMOVE DEAD HURRICANE
PALM

EXTERIOIR PAINTING BM
178 (LIGHT BIEGE) TO
MATCH EXISTING. $1075.00

https://edenweb.coralgables.com/Default.asp?Build=PM.pmPermit.ResultsList

final

final

final

final

final

final

12/05/2013 12/05/2013 0.00

06/20/2013 06/24/2013 0.00

05/10/2013 05/10/2013 0.00

05/08/2013 05/08/2013 0.00

10/14/2011 10/14/2011 0.00

11/03/2010 12/03/2010 0.00
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https://edenweb.coralgables.com/Default.asp?Build=SY.ServicesHome
https://edenweb.coralgables.com/Default.asp?Build=SY.CSHome
https://edenweb.coralgables.com/Default.asp?Build=SY.FNHome
http://www.coralgables.com/
https://edenweb.coralgables.com/Default.asp?Build=PM.PermitsHome
https://edenweb.coralgables.com/Default.asp?Build=PM.PermitsHome
https://edenweb.coralgables.com/Default.asp?Build=PM.PermitsHome&ShowLogon=ShowLogon&ReturnTo=PM.PermitsHome
https://edenweb.coralgables.com/Default.asp?Build=SY.SiteHelp
https://edenweb.coralgables.com/Default.asp?Build=SY.Contact
https://edenweb.coralgables.com/Default.asp?Build=PM.pmPermit.SearchForm&Mode=OpenByKey
https://edenweb.coralgables.com/Default.asp?Build=PM.pmPermit.SearchForm&Mode=OpenByKey
https://edenweb.coralgables.com/Default.asp?Build=PM.pmPermit.MainTab&SetKey=ESMPRMTR.PERMIT_ID=149905
https://edenweb.coralgables.com/Default.asp?Build=PM.pmPermit.MainTab&SetKey=ESMPRMTR.PERMIT_ID=140176
https://edenweb.coralgables.com/Default.asp?Build=PM.pmPermit.MainTab&SetKey=ESMPRMTR.PERMIT_ID=137088
https://edenweb.coralgables.com/Default.asp?Build=PM.pmPermit.MainTab&SetKey=ESMPRMTR.PERMIT_ID=136983
https://edenweb.coralgables.com/Default.asp?Build=PM.pmPermit.MainTab&SetKey=ESMPRMTR.PERMIT_ID=96885
https://edenweb.coralgables.com/Default.asp?Build=PM.pmPermit.MainTab&SetKey=ESMPRMTR.PERMIT_ID=68473
http://www.sslshopper.com/ssl-checker.html#hostname=edenweb.coralgables.com
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TMPR-22.08-0132

BLDB-22-08-1006

BLDR-22-08-2093

Temporary Structure
= Residential

FBC Building (Comm
ercial)

FEC Residential

Construction Fence
with Visual Display

Windows/Doors/Gar
age Doara/Shutters/
Awrnings/Canopy

Windaws/Doors/Gar
age Doors/Shutters/
Awnings/Canopy

ENERGOV REPORT

Cancelled 08/26/2022 10/19/2022
Finaled 08/24/2022 06/19/2023 12/20/2022
Cancelled 08/19/2022 0B8/24/2022

Temporary constructi
on fence, 160 LF. (RE
FERTO ELDE-22-08-1
006

REPLACE (1) WIND
OW @ FRONT ELEVA
TION

CAMCELLED - SEE BL
DB-22-08-1006 *** F
OR PERMIT AND REV
IEW *** { PROPERTY |
5 COMMERCIAL )

122 MENORES AVE

122 MENORES AVE

122 MENORES AVE



Crty OF CORAL GABLES
Development Services Department

Crty HALL 405 BILTMORE WAY

2/1/2023
CoRAL GABLES, FL 33134
VIA CERTIFIED MAIL
TWIJ 1505 LLC
100 S BISCAYNE BLVD 900 ) 7021 1970 0000 4015 9576

MIAMLI, FL 33131

RE: 122 MENORES AVE
FOLIO # 341080093730
Process Number __ TBD

***COURTESY 2-YEAR NOTICE***

Notice of Required Inspection for Recertification of 30 Years or Older Building

Dear Property Owner:

Per the Miami-Dade County Property Appraiser’s office the above referenced property address is thirty (30) years
old, or older, having been built in 1925. In accordance with the Miami-Dade County Code, Chapter 8, Section 8-
11(f), a qualified individual must inspect said building and a completed Recertification Report (“Report”) must be
submitted by you to this Department in 2025. A completed Report includes 1) Cover letters stating the structure
meets (or does not meet) the electrical and structural requirements for recertification, 2) Building Structural Report,
3) Building Electrical Report, 4) Parking Lot Illumination Standards Form 5) Parking Lot Guardrails Requirements
Form, and 6) (For threshold buildings only) Self-qualification letters from the inspecting engineers with
accompanying DBPR proof of specialization. Submittal of the Report does not constitute recertification; it must be
approved and the Letter of Recertification must be issued by this Department.

Threshold buildings (i.e. buildings greater than 3 stories or greater than 50 ft tall, or with an Assembly
Occupancy>5000 s.f. & Occupant load > 500 people) shall be recertified by Structural and Electrical Professional
Engineers only. Self-qualification letters will be required with proof of DBPR structural and electrical
specialization.

Any buildings that are not threshold buildings may be recertified by any Florida Registered Architect or Professional
Engineer and self-qualification letters will not be required.

If no deficiencies are identified, the structure will only be recertified once the reports and forms have been submitited
and approved.

If deficiencies are identified, they shall be reported to the Building Official within 10 days, or within 24 hours if
there is an immediate danger identified. A completed report shall be submitted to this Department. In addition, a
structural and/or electrical affidavit from the inspector will be required, with additional affidavits every 180 days, as
needed so that the building can continue to be occupied while repairs are carried out. The Building Official is able to
grant an extension of one hundred fifty (150) calendar days from the due date or the date the deficiencies were
identified (whichever is sooner) to allow time to obtain the necessary permits and perform the repairs. The structure

PPO. BoX 141549 CORAL GABLES, FLORIDA 33114-1549 ¢ PHONE: 305-460-5235 C|ty'S EXh|b|t #4
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will only be recertified once a revised report and all required information is submitted and approved, and all required
permits are closed.

Proprietary or modified recertification forms from the inspectors will not be accepted. Only current municipal
recertification forms will be accepted. The Architect or Engineer shall obtain the required Forms from the following
link:

https://www.miamidade.gov/global/economy/building/recertification.page.

If this is your first time using the online system, please register at the following link:

https://coralgablesfl-energovpub.tylerhost.net/Apps/selfservice/CoralGablesFLProd#/register
You can access your online process using the process number provided above at the following link:

https://coralgablesfl-energovpub.tylerhost.net/ Apps/SelfService#/myWork ?tab=MyPermits

The Recertification Report fee of $500.00 and additional document and filing fees shall be paid online at the
following link:

https://coralgablesfl-energovpub.tylerhost.net/Apps/SelfService#/payinvoice

Failure to submit the required Report within the allowed time will result in declaring the structure unsafe and
referring the matter to the City’s Construction Regulation Board (“Board”) without further notice and a $600.00
administrative fee will be imposed at that time. The Board may impose additional fines of $250.00 for each day the
violation continues, may enter an order of demolition, and may assess all costs of the proceedings along with the
cost of demolition and any other required action.

Please contact Douglas Ramirez at dramirez@coralgables.com regarding any questions concerning building
recertification.

Thank you for your prompt attention to this matter.

Manuel Z. Lopez, P.E.
Building Official



CiTy OF CORAL GABLES
Development Services Department

CiTY HALL 405 BILTMORE WaY 1/31/2024
CoRraL GAaBLES, FL 33134
VIA CERTIFIED MAIL
1505 PONCE SPE LLC

299 ALHAMBRA CIR 510 7022 2410 0002 9144 523k
MIAMI, FL 33134

RE: 122 MENORES AVE
FOLIO # 03-4108-009-3730
Process Number __TBD

***COURTESY 1-YEAR NOTICE***

Notice of Required Inspection for Recertification of 30 Years or Older Building

Dear Property Owner:

Per the Miami-Dade County Property Appraiser’s office the above referenced property address is thirty (30) years old,
or older, having been built in 1925. In accordance with the Miami-Dade County Code, Chapter 8, Section 8-11(f), a
qualified individual must inspect said building and a completed Recertification Report (“Report”) must be submitted
by you to this Department in 2025. A completed Report includes 1) Cover letters stating the structure meets (or does
not meet) the electrical and structural requirements for recertification, 2) Building Structural Report, 3) Building
Electrical Report, 4) Parking Lot Illumination Standards Form 5) Parking Lot Guardrails Requirements Form, and 6)
(For threshold buildings only) Self-qualification letters from the inspecting engineers with accompanying DBPR proof
of specialization. Submittal of the Report does not constitute recertification; it must be approved and the Letter of
Recertification must be issued by this Department.

Threshold buildings (i.e. buildings greater than 3 stories or greater than 50 ft tall, or with an Assembly
Occupancy>5000 s.f. & Occupant load > 500 people) shall be recertified by Structural and Electrical Professional
Engineers only. Self-qualification letters will be required with proof of DBPR structural and electrical
specialization.

Any buildings that are not threshold buildings may be recertified by any Florida Registered Architect or Professional
Engineer and self-qualification letters will not be required.

If no deficiencies are identified, the structure will only be recertified once the reports and forms have been submitted
and approved.

If deficiencies are identified, they shall be reported to the Building Official within 10 days, or within 24 hours if there
is an immediate danger identified. A completed report shall be submitted to this Department. In addition, a structural
and/or electrical affidavit from the inspector will be required, with additional affidavits every 180 days, as needed so
that the building can continue to be occupied while repairs are carried out. The Building Official is able to grant an
extension of one hundred fifty (150) calendar days from the due date or the date the deficiencies were identified
(whichever is sooner) to allow time to obtain the necessary permits and perform the repairs. The structure will only

P.O. Box 141549 CORAL GABLES, FLORIDA 33114-1549 ¢ PHONE: 305-460-5235 ¢ FAX:305-460-5261



be recertified once a revised report and all required information is submitted and approved, and all required permits
are closed.

Proprietary or modified recertification forms from the inspectors will not be accepted. Only current municipal
recertification forms will be accepted. The Architect or Engineer shall obtain the required Forms from the following
link:

https://www.miamidade.gov/global/economy/building/recertification.page.

If this is your first time using the online system, please register at the following link:

https://coralgablesfl-energovpub.tylerhost.net/Apps/selfservice/CoralGablesFLProd#/register

You can access your online process using the process number provided above at the following link:

https://coralgablesfl-energovpub.tylerhost.net/Apps/SelfService#/myWork ?tab=MyPermits

The Recertification Report fee of $500.00 and additional document and filing fees shall be paid online at the
following link:

https://coralgablesfl-energovpub.tylerhost.net/Apps/SelfService#/payinvoice

Failure to submit the required Report within the allowed time will result in declaring the structure unsafe and
referring the matter to the City’s Construction Regulation Board (“Board™) without further notice and a $600.00
administrative fee will be imposed at that time. The Board may impose additional fines of $250.00 for each day the
violation continues, may enter an order of demolition, and may assess all costs of the proceedings along with the cost
of demolition and any other required action.

Please contact Douglas Ramirez at dramirez@coralgables.com regarding any questions concerning building
recertification.

Thank you for your prompt attention to this matter.

i

Manuel Z. Lopez, P.E.
Building Official



C1TtY OF CORAL GABLES

DEVELOPMENT SERVICES DEPARTMENT
427 BILTMORE WAY

1/31/2025
CORAL GABLES, FL 33134
VIA CERTIFIED MAIL
CJHFT LLC
C/O ROB HYMANP A 95869 0710 5270 1801 7248 A8

110 SE 6 ST 1700
FORT LAUDERDALE, FL 33301

RE: 122 MENORES AVE
FOLIO # 341080093730

Notice of Required Inspection For Recertification of Building
Process Number: TBD

Dear Property Owner:

Per the Miami-Dade County Property Appraiser’s office the above referenced property address is thirty (30) years old, or older, having
been built in 1925. In accordance with the Miami-Dade County Code, Chapter 8, Section 8-11(f), a qualified individual must inspect
said building and a completed Recertification Report (“Report”) must be submitted by you to this Department within ninety (90)
calendar days from the date of this letter. A completed Report includes 1) Cover letters stating the structure meets (or does not meet)
the electrical and structural requirements for recertification, 2) Building Structural Report, 3) Building Electrical Report, 4) Parking Lot
INlumination Standards Form 5) Parking Lot Guardrails Requirements Form, and 6) (For threshold buildings only) Self-qualification
letters from the inspecting engineers with accompanying DBPR proof of specialization. Submittal of the Report does not constitute
recertification; it must be approved and the Letter of Recertification must be issued by this Department.

Threshold buildings (i.e. buildings greater than 3 stories or greater than 50 ft tall, or with an Assembly Occupancy>5000 s.f. &
Occupant load > 500 people) shall be recertified by Structural and Electrical Professional Engineers only. Self-qualification letters will
be required with proof of DBPR structural and electrical specialization.

Any buildings that are not threshold buildings may be recertified by any Florida Registered Architect or Professional Engineer and
self-qualification letters will not be required.

If no deficiencies are identified, the structure will only be recertified once the reports and forms have been submitted and approved.

If deficiencies are identified, they shall be reported to the Building Official within 10 days, or within 24 hours if there is an immediate
danger identified. A completed report shall be submitted to this Department. In addition, a structural and/or electrical affidavit from the
inspector will be required, with additional affidavits every 180 days, as needed so that the building can continue to be occupied while
repairs are carried out. The Building Official is able to grant an extension of one hundred fifty (150) calendar days from the due date or
the date the deficiencies were identified (whichever is sooner) to allow time to obtain the necessary permits and perform the repairs.
The structure will only be recertified once a revised report and all required information is submitted and approved, and all required
permits are closed.

Proprietary or modified recertification forms from the inspectors will not be accepted. Only current municipal recertification forms will
be accepted. The Architect or Engineer shall obtain the required Forms from the following link:

https://www.miamidade.gov/global/economy/building/recertification.page.

P.O. Box 141549 CORAL GABLES, FLORIDA 33114-1549 ¢ PHONE: 305-460-5245 » EMAIL: DEVELOPMENTSERVICES@CORALGABLES.COM



If this is your first time using the online system, please register at the following link:

https://coralgablesfl-energovpub.tylerhost.net/ Apps/selfservice/CoralGablesFL Prod#/register

You can access your online process using the process number provided above at the following link:

https://coralgablesfl-energovpub.tylerhost.net/Apps/SelfService#/myWork ?tab=MyPermits

The Recertification Report fee of $500.00 and additional document and filing fees shall be paid online at the following link:

https://coralgablesfl-energovpub.tylerhost.net/Apps/SelfService#/payinvoice

Failure to submit the required Report within the allowed time will result in declaring the structure unsafe and referring the matter to
the City’s Construction Regulation Board (“Board”) without further notice and a $600.00 administrative fee will be imposed at that
time. The Board may impose additional fines of $250.00 for each day the violation continues, may enter an order of demolition, and
may assess all costs of the proceedings along with the cost of demolition and any other required action.

Please contact Douglas Ramirez at dramirez@coralgables.com regarding any questions concerning building recertification.
Thank you for your prompt attention to this matter.

i

Manuel Z. Lopez, P.E.
Building Official



CitYy OoF CORrRAL (GABLES

DEVELOPMENT SERVICES DEPARTMENT
427 BILTMORE WAY

CORAL GABLES, FL 33134 5/1/2025
VIA CERTIFIED MAIL
CJHFT LLC 7020 1290 0001 5kLa2 B0u?
C/OROBHYMANPA

110 SE 6 ST 1700
FORT LAUDERDALE, FL. 33301

RE: 122 MENORES AVE
FOLIO # 341080093730

Notice of Required Inspection For Recertification of Building — OVERDUE NOTICE
Process Number RECT-xx-xxxx

Dear Property Owner:

In a certified letter dated 1/31/2025, this Department notified you the property referenced above requires
Building Recertification pursuant to Miami-Dade County Code, Chapter 8, Section 8-11(f). The letter
informed you it was necessary to submit to this Department a completed Report prepared by a qualified
individual within ninety (90) calendar days certifying the structure meets the requirements for
recertification.

Please be advised the submittal of the Report is overdue and the structure has been deemed unsafe due
to non-compliance. This may result in the revocation of the Certificate of Occupancy, as well as being
subject to other penalties as provided in the Code. A completed Report includes 1) Cover letters stating
the structure meets (or does not meet) the electrical and structural requirements for recertification, 2)
Building Structural Report, 3) Building Electrical Report, 4) Parking Lot Illumination Standards Form 5)
Parking Lot Guardrails Requirements Form, and 6) (For threshold buildings only) Self-qualification
letters from the inspecting engineers with accompanying DBPR proof of specialization. Submittal of the
Report does not constitute recertification; it must be approved and the Letter of Recertification must be
issued by this Department.

See original notice for additional information.

Failure to submit the completed Report within thirty (30) calendar days from the date of this letter
will result in forwarding the matter to the City’s Construction Regulation Board for further review
and determination. A $600.00 administrative fee will be imposed at that time. The Board may impose
additional fines of $250.00 for each day the violation continues, may enter an order of demolition,
and may assess all costs of the proceedings along with the cost of demolition and any other required
action.

P.O. BOX 141549 CORAL GABLES, FLORIDA 33114-1549 ¢ PHONE: 305-460-5245 ¢ EMAIL: DEVELOPMENTSERVICES@CORALGABLES.COM



If this is your first time using the online system, please register at the following link:

https://coralgablesfl-energovpub.tylerhost.net/ Apps/selfservice/CoralGablesFLProd#/register

You can access your online process using the process number provided above at the following link:

https://coralgablesfl-energovpub.tylerhost.net/Apps/SelfService#/myWork 2tab=MyPermits

The Recertification Report fee of $500.00 and additional document and filing fees shall be paid online
at the following link:

https://coralgablesfl-energovpub.tylerhost.net/ Apps/SelfService#/payinvoice

Please govern yourself accordingly.

Sincerely,

A

Manuel Z. Lopez, P.E.
Building Official



CitYy OF CORAL GABLES

DEVELOPMENT SERVICES DEPARTMENT June 18, 2025
427 BILTMORE WAY Via Certified Mail
CoRrAL GABLES, FL 33134
CJHFT LLC ?ED__EHSE_] 000k 840k 02148

C/OROB HYMANP A
110 SE 6 ST 1700
FORT LAUDERDALE, FL 33301

RE: 122 MENORES AVE
FOLIO # 03-4108-009-3730

Notice of Required Inspection For Recertification of Building — FINAL NOTICE

Dear Property Owner:

In a certified letter dated January 31, 2025, this Department notified you the property referenced
above requires Building Recertification pursuant to Miami-Dade County Code,
Chapter 8, Section 8-11(f). A Second Notice dated May 1, 2025 informed you it was necessary
to submit to this Department a completed Report prepared by a qualified individual within thirty
(30) calendar days certifying the structure meets the requirements for recertification.

See previous correspondence for additional information.

As of this date, the completed Report has not been submitted and the structure remains unsafe
due to non-compliance. Please be advised the matter will be forwarded to the City’s Construction
Regulation Board (“Board”); a $600.00 Administrative Fee will be imposed once the Case is
scheduled. The Board may impose additional fines of $250.00 for each day the violation
continues, may also enter an order of revocation of the Certificate of Occupancy and/or
demolition and assess all costs of the proceedings along with the cost of demolition and any
other required action for which the City shall have a lien against the Property Owner and the
Property. The completed Report may be submitted Monday through Friday, 7:30am to 2:30pm to
this Department. Contact Analyn Hernandez at ahernandez2 @coralgables.com if any questions
regarding building recertification.

Please govern yourself accordingly.

Sincerely,

Gl

Manuel Z. Lopez, P.E.
Building Official

P.O. Box 141549 CORAL GABLES, FLORIDA 33114-1549 ¢ PHONE: 305-460-5245 * EMAIL: DEVELOPMENTSERVICES@CORALGABLES.COM



BEFORE THE CONSTRUCTION REGULATION BOARD
FOR THE CITY OF CORAL GABLES

CITY OF CORAL GABLES, Case No. 26-1061

Petitioner,

VS. Certified Mail Return Receipt & Via USPS Regular Mail
9589 0710 5270 1749 3994 14

CJHFT LLC,

C/O Rob Hyman PA

110 SE 6 St, 1700
Fort Lauderdale, FL 33301
Respondent.

NOTICE OF UNSAFE STRUCTURE VIOLATION FOR FAILURE TO RECERTIFY
AND NOTICE OF HEARING

Date: January 22, 2026

Re: 122 Menores Ave, Coral Gables, FL 33134, Lot 6 Blk 36, Coral Gables Douglas Sec, PB 25-69 and
03-4108-009-3730 (Property").

The City of Coral Gables ("City") Building Official has inspected the records relating to the Structure in
accordance with Article III, Chapter 105 of the City Code, pertaining to unsafe structures, and Section 8-11
of the Miami-Dade County Code, as applicable in the City, pertaining to existing buildings. The Structure
is hereby declared unsafe by the Building Official and is presumed unsafe pursuant to Section 105-89 10
(m) of the City Code for failure to timely comply with the maintenance and recertification requirements of
the Florida Building Code or Section 8-11 of the Miami-Dade County Code.

Therefore, this matter is set for hearing before the City's Construction Regulation Board (''Board")
in the Fairchild Tropical Board Room, 427 Biltmore Way, 1* Floor, Coral Gables, Florida 33134, on
February 09, 2026, at 2:00 p.m.

You may appeal the decision of the Building Official to the Board by appearing at the hearing. You have
the right to be represented by an attorney and may present and question witnesses and evidence; however,
formal rules of evidence shall not apply. Failure to appear at the hearing will result in the matter being heard
in your absence. Please be advised that if someone other than an attorney will be attending the hearing on
your behalf, he or she must provide a power of attorney from you at the time of the hearing. Requests for
continuance must be made in writing to, Analyn Hernandez, at City of Coral Gables, Development Services
Department, 427 Biltmore Way, Coral Gables, FL 33134, ahernandez2@coralgables.com, tel: (305) 460-
5250. The Development Services Department's hours are Monday through Friday, 7:30 a.m. to 2:30 p.m.

If the Required Action is not completed before the above hearing date, the Building Official may order that
the structure be vacated, boarded, secured, and posted (including but not limited to, requesting the electric
utility to terminate service to the Structure) to prevent further occupancy until the Required Action is
completed. The Building Official may also order demolition of the Structure and the City may recover the
costs incurred against the Property and the Owner of record.
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If the Property owner or other interested party does not take all Required Action or prevail at the hearing,
the Construction Regulation Board may impose fines not to exceed $250 for each day the violation
continues past the date set for compliance and may also enter an order of demolition and assess all costs of
the proceedings, in an amount not less than $600, and the costs of demolition and other required action, for
which the City shall have a lien against the Property owner and the Property.

Please govern yourself accordingly.

T 2
c,)z%f///( 72 /éé%(zﬁ,ﬁ;&

Analyn Hernandez
Secretary to the Board

ADA NOTICES

Any person who acts as a lobbyist pursuant to the City of Coral Gables Ordinance No. 2006-11, must register with
the City Clerk, prior to engaging in lobbying activities before the city staff, boards, committees and/or the City
Commission. A copy of the Ordinance is available in the Office of the City Clerk, City Hall.

Pursuant to Section 286.0105, Florida Statutes, if a person decides to appeal any decision made by the Board,
with respect to any matter considered at such hearing or meeting, he or she will need a record of the
proceedings, and that, for such purpose, he or she may need to ensure that a verbatim record of the
proceedings is made; which record includes the testimony and evidence upon which the appeal is to be based.
Although a court reporter usually attends the hearing at the City's cost, the City is not required to provide a
transcript of the hearing, which the Respondent may request at the Respondent's cost.

Any person who needs assistance in another language in order to speak during the public hearing or public comment
portion of the meeting should contact the City’s ADA Coordinator, Jose Rodriguez, Interim Director of Human
Resources (E-mail: jrodriguez4(@coralgables.com , Telephone: 305-722-8675, TTY/TDD: 305-442-1600), at least
three (3) business days before the meeting.

Any person with a disability requiring communication assistance (such as a sign language interpreter or other
auxiliary aide or service) in order to attend or participate in the meeting should contact the City’s ADA Coordinator,
Jose Rodriguez, Interim Director of Labor Relations and Risk Management (E-mail: jrodriguez4@coralgables.com,
Telephone: 305-722-8675, TTY/TDD: 305-442-1600), at least three (3) business days before the meeting.

cc: 1505 Ponce Lag, LLC, C/O Rob Hyman, P.A., 110 SE 6th St, Ste 1700, Fort Lauderdale, F1 33301-5047
7020 1290 0001 5682 9778

LDHC Holdings, LLC, C/O Rob Hyman, P.A., Registered Agent, 110 SE 6th St, Ste 1700, Fort Lauderdale, FI 33301-5047
7020 1290 0001 5682 9785

Angela Morris-Butler, Assistant Controller, Miami-Dade Water And Sewer Dept, P.O. Box 330316, Miami, Fl 33233-0316
7020 1290 0001 5682 9808


mailto:jrodriguez4@coralgables.com
mailto:jrodriguez4@coralgables.com

CITY OF CORAL GABLES
DEVELOPMENT SERVICES DEPARTMENT

Affidavit of Posting

Title of Document Posted: Notice of Unsafe Structure Violation for Failure to Recertify and
Notice of Hearing

\
: ws 74&” fg aNnosS . DO HEREBY SWEAR/AFFIRM THAT

THE AFOREMENTIONED NOTICE WAS PERSONALLY P /';TED BY ME, AT THE

ADDRESS OF 122 MENORES AVE , ON

[z D4 M.

b s o Pomos C%//NZ\

L[4

AT

Employee’s Printed Name Employee’s Signature
STATE OF FLORIDA )

SS.

COUNTY OF MIAMI-DADE )

Sworn to (or affirmed) and subscribed before me by means of /ghysical presence or __ online

notarization, this 2 day of Fe/bi’\)a[\/ , in the vyear 202f by
"\O\Y‘ /%Q.MOS who is personally known to me.

My Commission Expires: I’Z,/ L / 20149

(gl

Notary Public

:.o.e\ Clty s Exhlblt#6
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BEFORE THE CONSTRUCTION REGULATION BOARD
FOR THE CITY OF CORAL GABLES

CITY OF CORAL GABLES, Case No. 26-1061
Petitioner,

vs. Certified Mail Return Receipt & Via USPS Regular Mail

9589 0710 5270 1749 3994 14
CIHFT LLC,
C/O Rob Hyman PA
110 SE 6 St, 1700
Fort Lauderdale, FL 33301
Respondent.

NOTICE OF UNSAFE STRUCTURE VIOLATION FOR FAILURE TO RECERTIFY
AND NOTICE OF HEARING

Date: January 22, 2026

Re: 122 Menores Ave, Coral Gables, FL 33134, Lot 6 Blk 36 Coral Ga'blw Houglas’ Sec PB 25-69 and
03-4108-009-3730 (Property"). o it

is hereby declared unsafe by the Building Official and is presumed unsafe pursuant to Secnon 105
(m) of the City Code for failure to timely comply with the maintenance and recertification reqmrem
the Florida Building Code or Section 8-11 of the Miami-Dade County Code . ;

Therefore, this matter is set for hearing before the City's Constructlon Regulatlon Board ("Buard")
in the Fairchild Tropical Board Room, 427 Biltmore Way, 0 L Floor, Cnral Gahles, Flonda 33134 on
Febnnry 09, 2026, at 2:00 p. m. e . o

You ‘may appeal the decision of the Building Official to the Board by appearmg atih earing. Y u have
the right to be represented by an attorney and may present and question witnesses and evidence; however,
formal rules of evidence shall not apply. Failure to appear a i i in

in your absence. Please be advised that if someone other

your behalf, he or she must provide a
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CFN: 20240769403 BOOK 34443 PAGE 4853
DATE:10/11/2024 12:50:04 PM
DEED DOC 0.60

SURTAX 0.45
JUAN FERNANDEZ-BARQUIN
Prepared by/Return To: CLERK OF THE COURT & COMPTROLLER
Rob Hyman, Esq. MIAMI-DADE COUNTY, FL
Rob Hyman, P.A.
110 SE 6 Street
Suite 1700

Fort Lauderdale, Florida 33301

{Space Above Thiz Line For Recording Date}

Special Warranty Deed

This Special Warranty Deed made this 1% day of September 2024 between 1505 Ponce SPE,
LLC, a Delaware limited liability company with an address of 4400 Biscayne Boulevard, 12 Floor,
Miami, Florida 33137, grantor and CJHFT, LLC, a Florida limited liability company with an address c/o
Rob Hyman, P.A., 110 SE 6% Street, Suite 1700, Fort Lauderdale, Florida 33301, grantee:

(Whenever used herein the terms grantor and grantee include all the parties to this instrument and the
heirs, legal representatives, and assigns of individuals, and the successors and assigns of corporations,
trusts and trustees)

Witnesseth, that said grantor, for and in consideration of the sum of TEN AND NO/100 DOLLARS
(810.00) and other good and valuable considerations to said grantor in hand paid by or on behalf of said
grantee, the receipt whereof is hereby acknowledged, has granted, bargained, and sold to the said grantee,
and grantee’s heirs and assigns forever, the following described land, situate, lying and being in Miami-
Dade County, Florida, to-wit:

Lots 1 through 5, inclusive, and Lots17 through 22, inclusive, Block 36, of REVISED
PLAT OF CORAL GABLES DOUGLAS SECTION, according to the Plat thercof,
as recorded in Plai Book 25, Page 69, of the Public Records of Miami-Dade County,

Florida,
Pareet Identification Number; 03-41 08-002-3690; 03-4108-009-3720;

and

Lot 6, Block 36, REVISED PLAT OF CORAL GABLES DOUGLAS SECTION,
according to the Plat thereof, as recorded in Plat Book 25, Page 69, of the Public
Records of Miami-Dade County, Florida,

Parcel Identification Numher: 03-4108-009-3730

Together with all the tenements, hereditaments and appurtenances thereto belonging or in anywise
appertaining to.

To have and to Hold, the same in fee simple forever.

And the grantor hereby covenants with said grantee that the grantor is lawfully seized of said land in fee
simple; that the grantor has good right and Jawful authority to sell and convey said land; that the grantor

1 City's Exhibit #8
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hereby specially warrants the title to said land and will defend the same against the lawful claims of all
persons claiming by, through or under grantors, excepting therefrom: taxes and assessments for all past,
current and subsequent years; any liens, encumbrances, violations, fines, permits and utilities; all laws,
ordinances, and governmental regulations, including, but not limited to, all applicable building, zoning,
land use and environmental ordinances and regulations; and restrictions, reservations, easements,
covenants, agreements, limitations and other matters appearing of record, if any, without intent to reimpose
same.

Except as expressly provided herein, this Deed is given without recourse, representation or warranty of any
kind.

[Signature Pages to Follow]
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In Witness Whereof, grantor has hereunto set grantor’s hand and scal the day and year first above written.

Signed, sealed and delivered in our presence:

)

};
W1tnes$ N Q,
Address: Xr()?r .

H
g
F]
H

Wmﬂss Namew”wd" ﬁ LT

Address: /475 L gl N

State of Frorgies
County of W\ - DOAE

1505 Ponce SPE. LLC, a Delaware
limited liability company

By: 1505 Pongce Partners, LLC, a

Delaware limited liability company,
its Sole Men]g;r

By:
Name: Alex Kleynef
Title: Manager *

The foregoing instrument was acknowledged before me by means of [+ physical presence or [ ] online
notarization, this 18> day of September, 2024 by Alex Kleyner, Manager of 1505 Ponce Partners, LLC,
a Delaware limited liability company, the Sole Mc,mbpr of 1505 Ponce SPE, LLC, a Delaware limited
liability company, on behalf of the company, who [+ is pe{sonally known to mg, or [ ] has produced a

driver's license as identification.

[Notary Seal]

\\\\'\;':‘.:g,,’ JANET FRANQUI

e %% Notary Public-State of Florida

= 2 Commission # HH 564393

"1,"»? LI5S My Commission Expires
"lul\\“ June 23, 2028

;"ﬁotary Public

mw(

E?rmJéd Name: Umne + an_qu t

My Commission Expires: JWAE, 3, zo0y
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In Witness Whereof, grantor has hereunto set grantor’s hand and seal the day and year first above written.

Signed, sealed and delivered in our presence:

1505 Ponce SPE, LLC, a Delaware
limited liability company

By: 1505 Ponce Partners, LLC, a
Delaware limited liability company,
its Sole Member

elen
onbived. By: :
Cora) EGbng)’-E, 2213¢ Name: Parag Mehta ~-

Title: Manager

itnpss Name:.} Lorealez
Address: (4 29D Sty 22 Streed.

Miami L 22105

State of EE} br_-l ﬁ
County of_Migirmi=Dyicle.

The foregoing instrument was acknowledged before me by means of [w] physical presence or [ ] online
notarization, this I'T‘H") day of September, 2024 by Parag Mehta, Manager of 1505 Ponce Partners, LLC,
a Delaware limited liability company, the Sole Member of 1505 Ponce SPE, LLC, a Delaware limited
liability company, on behalf of the company, who /] i sonally known to me or [ ] has produced a
driver’s license as identification.

[Notary Seal] )
Notary[Public

—_— :
AAAAAAAA Printed Namb;\SC(- Yl A ﬂﬂzalfz
N};irglr;bléc State of Florida !
onzalez fed i '
M
ﬂnn ¥ Semmission My Commission Expire§ bﬂl‘ | g i 2000

Exp. 4/15/2026
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In Witness Whereof, grantor has hereunto set grantor’s hand and seal the day and year first above written.

Signed, sealed and delivered in our presence:

Witness Name: MHAV REDOY

Address: 2¢¢8 & RAYSHORE DRIVE,
S5TE-TIS, MIAMI CFLU)-332133

S

Witness Name: SHUBHANEAR YEVALE

Address: 2 ga6 & RAYSHORE DRIVE,
STE-NE |, miAMI(FL)-28133

State of ¢ |PRIDA
County of Misimt ~ DADE

1505 Ponce SPE, LLC, a Delaware
limited liability company

By: 1505 Ponce Partners, LLC, a
Delaware limited liability company,
its Sole Member

By: _%/\im/\\
Name: Vatsal Shah
Title: Manager

The foregoing instrument was acknowledged before me by means of [ physical presence or [ ] online
notarization, this _|c}.  day of September, 2024 by Vatsal Shah, Manager of 1505 Ponce Partners, LLC, a
Delaware limited liability company, the Sole Member of 1505 Ponce SPE, LLC, a Delaware limited liability
company, on behalf of the company, who [/] is personally known to me or [ ] has produced a driver’s

license as identification.

[Notary Seal]

P S S S N e

Notary Public State of Florida
A Arianna Monge

m My Commission wH 323012

Expires 10/17/2026 ]

T N ——

! W’“‘;D

e

Notary Rublic

Printed Name; A7 OO MIAGL

REREIyEN

My Commission Expires:




Detail by Entity Name 1/20/26, 7:46 PM

DivisioN oF CORPORATIONS

\iy e
4 LIYVIESLION of
—
Jf.ag,xf4.org _ORPORATIONS
/—/_:{.—-“-'-_"‘“—--.J ) wfficial Stare of Florido websise

Department of State / Division of Corporations / Search Records / Search by Entity Name /

Detail by Entity Name
Florida Limited Liability Company

CJHFT, LLC

Filing Information

Document Number L24000125871
FEI/EIN Number 99-2108363
Date Filed 03/13/2024
State FL

Status ACTIVE

Principal Address

110 SE 6TH STREET

SUITE 1700

FORT LAUDERDALE, FL 33301
Mailing Address

110 SE 6TH STREET

SUITE 1700

FORT LAUDERDALE, FL 33301
Registered Agent Name & Address

ROB HYMAN, P.A.

110 SE 6TH STREET

1700

FORT LAUDERDALE, FL 33301

Authorized Person(s) Detail

Name & Address

Title MGR

HALPERN, CHANDLER

110 SE 6TH STREET, SUITE 1700
FORT LAUDERDALE, FL 33301

Title Manager

https://search.sunbiz.org/Inquiry/CorporationSearch/SearchResult...58a1&searchTerm=CJHFT%20LLC&listNameOrder=CJHFT%20L240001258710 Page 1 of 2
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Halpern, Martin

110 SE 6TH STREET

SUITE 1700

FORT LAUDERDALE, FL 33301

Annual Reports

Report Year Filed Date
2025 04/30/2025

Document Images

04/30/2025 -- ANNUAL REPORT | View image in PDF format \

03/13/2024 -- Florida Limited Liability_| View image in PDF format ‘

https://search.sunbiz.org/Inquiry/CorporationSearch/SearchResult...58a1&searchTerm=CJHFT%20LLC&listNameOrder=CJHFT%20L240001258710 Page 2 of 2
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DATE:12/12/2022 03:08:50 PM
MTG DOC 70,000.00

INTANGIBLE 40,000.00
HARVEY RUVIN, CLERK OF COURT, MIA-DADE CTY

Prepared by and after
recording return to:

Maggie Barreto Tercilla, Esquire
Avila Rodriguez Hernandez

Mena & Garro LLP

2525 Ponce de Leon Blvd., Suite 1225
Coral Gables, Florida 33134

MORTGAGE AND SECURITY AGREEMENT

THIS MORTGAGE AND SECURITY AGREEMENT is made as of December 2, 2022 (together
with any amendments or modifications hereto in effect from time to time, the “Mortgage”), is made by
1505 Ponce SPE, LLC, a Delaware limited liability company (“Mortgagor™), having an address of 299
Alhambra Circle, Suite 510, Coral Gables, FL 33134, in favor of ALTAMAR FINANCIAL GROUP
LLC, a Florida limited liability company, having an office at 1000 Brickell Avenue, Suite 560, Miami,
Florida 33131 (together with its successors and/or assigns, “Mortgagee™).

WITNESSETH:

WHEREAS, Mortgagor is indebted to Mortgagee in the principal sum of Twenty Million and
00/100 Dollars ($20,000,000.00) (the “Loan™), together with interest thereon, as evidenced by a
Promissory Note (the “Note”) of even date herewith from Mortgagor to Mortgagee maturing on
February 4, 2024 (the “Maturity Date™) and that certain Loan Agreement of even date herewith
between Mortgagor and Mortgagee (the “Loan Agreement”);

WHEREAS, Mortgagor is the owner of fee simple title to the real property located in Miami
Dade County, Florida, as more particularly described in Exhibit A attached hereto and made a part hereof
(“Real Estate™); and

WHEREAS, to induce Mortgagee to make the Loan and to secure payment of the Note and the
other obligations described below, Mortgagor has agreed to execute and deliver this Mortgage.

GRANTING CLAUSES

NOW, THEREFORE, to secure to Mortgagee (i) the repayment of all sums due under this
Mortgage, the Note (and all extensions, renewals, replacements and amendments thereof) and the other
Loan Documents (as such term is defined in the Note, the “Loan Documents™); (ii) the performance of
all terms, conditions and covenants set forth in the Loan Documents including, without limitation,
principal, interest, fees, late charges and expenses, including rcasonable attorneys' fees; (iii) the
repayment of all sums due or that may become due under or with regard to any present or future swap
agreements (as defined in 11 U.S.C. §101) between Mortgagor and Mortgagee in connection with the
Loan; and (iv) the repayment of all reimbursement obligations due or that may become due under or with
regard to any present or future letters of credit issued by Mortgagee for the account of Mortgagor in
connection with the Loan (subsections (i), (ii). (iii), and (iv) collectively, the “Liabilities™), Mortgagor

{00353311.DOC v.7}
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has mortgaged, granted and conveyed and by these presents DOES HEREBY MORTGAGE, GRANT
AND CONVEY TO MORTGAGEE, ITS SUCCESSORS AND ASSIGNS, all of Mortgagor’s right,
title and interest now owned or hereafter acquired in and to each of the following (collectively, the
“Property™):

(A)  The Real Estate;

(B) Any and all buildings and improvements now or hereafter erected on, under or over the
Real Estate (the “Improvements”);

(C) Any and all fixtures, machinery, equipment and other articles of real, personal or mixed
property, belonging to Mortgagor, at any time now or hereafter installed in, attached to or situated in or
upon the Real Estate, or the buildings and improvements now or hereafter erected thereon, or used or
intended to be used in connection with the Real Estate, or in the operation of the buildings and
improvements, businesses or dwellings situate thereon, whether or not such real, personal or mixed
property is or shall be affixed thereto, and all replacements, substitutions and proceeds of the foregoing
(all of the foregoing herein called the “Service Equipment”), including without limitation: (i) all
appliances, furniture and furnishings; all articles of interior decoration, floor, wall and window coverings;
all office. restaurant, bar, kitchen and laundry fixtures, utensils, appliances and equipment; all supplies,
tools and accessories; all storm and screen windows, shutters, doors, decorations, awnings, shades, blinds,
signs, trees, shrubbery and other plantings; (ii) all building service fixtures, machinery and equipment of
any kind whatsoever; all lighting, heating, ventilating, air conditioning. refrigerating, sprinkling,
plumbing, security, irrigating, cleaning, incinerating, waste disposal, communications, alarm, fire
prevention and extinguishing systems, fixtures, apparatus, machinery and equipment; all elevators,
escalators, lifts, cranes, hoists and platforms; all pipes, conduits, pumps, boilers, tanks, motors, engines,
furnaces and compressors; all dynamos, transformers and generators; (iii) all building materials, building
machinery and building equipment delivered on site to the Real Estate during the course of, or in
connection with any construction or repair or renovation of the buildings and improvements; (iv) all parts,
fittings, accessories, accessions, substitutions and replacements therefor and thereof; and (v) all files,
books, ledgers, reports and records relating to any of the foregoing:

(D) Any and all leases, subleases, tenancies, licenses, occupancy agreements or agreements to
lease all or any portion of the Real Estate, Improvements, Service Equipment or all or any other portion of
the Property and all extensions, renewals, amendments, modifications and replacements thereof, and any
options, rights of first refusal or guarantees relating thereto (collectively, the “Leases™); all rents, income,
receipts, revenues, security deposits, escrow accounts, reserves, issues, profits, awards and payments of
any kind payable under the Leases or otherwise arising from the Real Estate, Improvements, Service
Equipment or all or any other portion of the Property including. without limitation, minimum rents,
additional rents, percentage rents, parking, maintenance and deficiency rents (collectively, the “Rents™);
all of the following personal property (collectively referred to as the “Contracts™): all accounts, general
intangibles and contract rights (including any right to payment thereunder, whether or not earned by
performance) of any nature relating to the Real Estate, Improvements, Service Equipment or all or any
other portion of the Property or the use, occupancy, maintenance, construction, repair or operation
thereof; all management agreements, franchise agreements, utility agreements and deposits, building
service contracts, maintenance contracts, construction contracts and architect’s agreements: all maps,
plans, surveys and specifications; all warranties and guaranties; all permits, licenses and approvals; and all
insurance policies, books of account and other documents, of whatever kind or character, relating to the
use, construction upon, occupancy, leasing, sale or operation of the Real Estate, Improvements, Service
Equipment or all or any other portion of the Property;

{00353311.DOC v.7} 2
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(E) Any and all estates, rights, tenements, hereditaments, privileges, easements, reversions,
remainders and appurtenances of any kind benefiting or appurtenant to the Real Estate, Improvements or
all or any other portion of the Property; all means of access to and from the Real Estate, Improvements or
all or any other portion of the Property, whether public or private; all streets, alleys, passages, ways, water
courses, water and mineral rights relating to the Real Estate, Improvements or all or any other portion of
the Property, air rights and development rights relating to the Real Estate, Improvements or all or any
portion of the Property; and all other claims or demands of Mortgagor, either at law or in equity, in
possession or expectancy of, in, or to the Real Estate, Improvements or all or any other portion of the
Property (all of the foregoing described in this subsection (E) herein called the “Appurtenances™); and

(F Any and all “proceeds” of any of the above-described Real Estate, Improvements,
Service Equipment, Leases, Rents, Contracts and Appurtenances, which term “proceeds” shall have the
meaning given to it in the Uniform Commercial Code, as amended, (the “Code”) of the State in which the
Property is located (collectively, the “Proceeds™) and shall additionally include whatever is received upon
the use, lease, sale, exchange, transfer, collection or other utilization or any disposition or conversion of
any of the Real Estate, Improvements, Service Equipment, Leases, Rents, Contracts and Appurtenances,
voluntary or involuntary, whether cash or non-cash, including proceeds of insurance and condemnation
awards, rental or lease payments, accounts, chattel paper, instruments, documents, contract rights, general
intangibles, equipment and inventory, including, without limitation, proceeds, if any, from business
interruption or other loss of income insurance.

TO HAVE AND TO HOLD the above granted and conveyed Property unto and to the proper
use and benefit of Mortgagee and its successors and assigns, forever.

PROVIDED ALWAYS, and these presents are upon the express condition, that if (i) all the
Liabilities, including without limitation, all termination payments and any other amounts due under or in
connection with any swap agreements secured hereunder, are paid in full, and (ii) each and every
representation, warranty, agreement and covenant of this Mortgage and the other Loan Documents are
complied with and abided by, and (iii) any swap agreements secured hereunder have matured or been
terminated, then this Mortgage and the estate hereby created shall cease and be null and void and canceled
of record.

The terms of the Loan Documents are hereby made a part of this Mortgage to the same extent and
with the same effect as if fully set forth herein. All capitalized terms not otherwise defined herein shall
have the meaning ascribed to them in the Loan Documents.

AND Mortgagor covenants and agrees with and represents to Mortgagee as follows:

1. FUTURE ADVANCES; PROTECTION OF PROPERTY. This Mortgage shall secure any
additional loans as well as any and all present or future advances and re-advances under the Liabilities
made by Mortgagee to or for the benefit of Mortgagor or the Property within twenty (20) years from the
date hereof (whether such advances are obligatory or are made at the option of Mortgagee or otherwise),
including, without limitation: (i) principal, interest, late charges, fees and other amounts due under the
Liabilities or this Mortgage; (ii) all advances by Mortgagee to Mortgagor or any other person to pay costs
of erection, construction, alteration, repair, restoration, maintenance and completion of any improvements
on the Property; (iii) all advances made or costs incurred by Mortgagee for the payment of real estate
taxes, assessments or other governmental charges, maintenance charges, insurance premiums, appraisal
charges, environmental inspection, audit, testing or compliance costs, and costs incurred by Mortgagee
for the enforcement and protection of the Property or the lien of this Mortgage: and (iv) all legal fees,
costs and other expenses incurred by Mortgagee by reason of any default or otherwise in connection with
the Liabilities. The total amount of the Liabilities that may be so secured may decrease to a zero amount

{00353311.DOC v.7}
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from time to time, or may increase from time to time, but the total unpaid balance secured at any one time
shall not exceed One Hundred Twenty-Five Million and No/100 Dollars ($125,000,000.00).

Mortgagor agrees that if, at any time during the term of this Mortgage or following the
commencement of a foreclosure action hereunder (whether before or after the entry of a judgment of
foreclosure), Mortgagor fails to perform or observe any covenant or obligation under this Mortgage
including, without limitation, payment of any of the foregoing, Mortgagee may (but shall not be obligated
to) take such steps as are reasonably necessary to remedy any such nonperformance or nonobservance and
provide payment thereof. All amounts advanced by Mortgagee shall be added to the amount secured by
this Mortgage and the other Loan Documents (and, if advanced after the entry of a judgment of
foreclosure, by such judgment of foreclosure), and shall be due and payable on written demand, together
with interest at the Default Rate set forth in the Note, such interest to be calculated from the date of such
advance to the date of repayment thereof.

2. REPRESENTATIONS, WARRANTIES AND COVENANTS.

2.1 Payment and Performance. Mortgagor shall (a) pay to Mortgagee all sums required to
be paid by Mortgagor under the Loan Documents, in accordance with their stated terms and conditions;
(b) perform and comply with all terms, conditions and covenants set forth in each of the Loan Documents
by which Mortgagor is bound; and (c¢) perform and comply with all of Mortgagor’s obligations and duties
as landlord under any Leases.

2.2, Seisin_and Warranty. Mortgagor hereby warrants that (a) Mortgagor is seized of an
indefeasible estate in fee simple in, and warrants the title to, the Property; (b) Mortgagor has the right, full
power and lawful authority to mortgage, grant, convey and assign the same to Mortgagee in the manner
and form set forth herein; and (c) this Mortgage is a valid and enforceable first lien on the Property.
Mortgagor hereby covenants that Mortgagor shall (a) preserve such title and the validity and priority of
the lien of this Mortgage and shall forever warrant and defend the same to Mortgagee against all lawful
claims whatsoever, and (b) execute, acknowledge and deliver all such further documents or assurances as
may at any time hereafter be reasonably required by Mortgagee to protect fully the lien of this Mortgage.

2.3, Insurance.

(a) Mortgagor shall obtain and maintain at all times throughout the term of this
Mortgage the following insurance: (i) comprehensive commercial general liability insurance covering all
operations of Mortgagor with minimum limits of $1,000,000 per occurrence and $2,000,000 general
aggregate; (ii) if required by Mortgagee, “All-Risk” fire and extended coverage hazard insurance (non-
reporting Commercial Property Policy with Special Cause of Loss form) covering the Property in an
aggregate amount not less than 100% of the agreed upon full insurable replacement value of the Property,
including coverage for loss of rents or business interruption and for windstorm and acts of terrorism; (iii)
if the Property is required to be insured pursuant to the National Flood Insurance Reform Act of 1994,
and the regulations promulgated thereunder, flood insurance in an amount at least equal to the lesser of
the agreed upon full insurable replacement value of the Property (less any value attributable to the Real
Estate) or the maximum limit of coverage available through the Federal Flood Insurance Program; (iv)
insurance which complies with the workers’ compensation and employers’ liability laws of all states in
which Mortgagor shall be required to maintain such insurance; and (vi) such other insurance as
Mortgagee may reasonably require.

(b) Each insurance policy required under this Section shall: (i) be written by an insurance

company authorized or licensed to do business in the state within which the Property is located having an
Alfred M. Best Company, Inc. rating of “A-" or higher and a financial size category of not less than IX;
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(ii) be for terms of at least one year, with premium prepaid, evidence of which shall be given on an
ACORD 27 (in the case of property insurance) or ACORD 25 form of certificate; (iii) be subject to the
reasonable approval of Mortgagee as to insurance companies, amounts, content, forms of policies and
expiration dates; and (iv) name Mortgagee and its successors and assigns, as their interests may appear:
(1) as an additional insured under all liability insurance policies, and (2) as the first mortgagee, under a
standard non-contributory mortgagee clause, on all property insurance policies and all loss of rents or loss
of business income insurance policies.

(¢) Mortgagor further agrees that each insurance policy: (i) shall provide at least thirty
(30) days’ prior written notice to Mortgagee prior to any policy reduction or cancellation for any reason,;
(ii) shall contain an endorsement or agreement by the insurer that any loss shall be payable to Mortgagee
in accordance with the terms of such policy notwithstanding any act or negligence of Mortgagor which
might otherwise result in forfeiture of such insurance; (iii) shall waive all rights of setoff, counterclaim,
deduction or subrogation against Mortgagor; and (iv) shall exclude Mortgagee from the operation of any
coinsurance clause.

(d) Mortgagor further agrees that the deductible for windstorm coverage (to the
extent such coverage is required by Mortgagee) shall not exceed five percent (5%) of the total windstorm
coverage amount unless approved in writing by Mortgagee, in its sole and absolute discretion. If the
property insurance policy excludes windstorm coverage in the windstorm pool areas, Mortgagor
covenants and agrees to obtain the maximum coverage from the Citizens Property Insurance Corporation.

(e) At least thirty (30) days prior to the expiration of any insurance policy, Mortgagor
shall furnish evidence satisfactory to Mortgagee that such policy has been renewed or replaced or is no
longer required.

(f) Notwithstanding the foregoing, in the event that Mortgagor fails to maintain
insurance in accordance with this Section 2.3., and Mortgagee elects to obtain insurance to protect its
interests hereunder, Mortgagee may obtain insurance in any amount and of any type Mortgagee deems
appropriate to protect Mortgagee’s interest only and Mortgagee shall have no duty or obligation to
Mortgagor to maintain insurance in any greater amount or of any other type for the benefit of Mortgagor.
All insurance premiums incurred or paid by Mortgagee shall be at Mortgagor’s sole cost and expense in
accordance with Section 1 hereof. Mortgagee’s election to obtain insurance shall not be deemed to waive
any Event of Defauit (as hereinafter defined) hereunder.

2.4. Taxes and Other Charges. Mortgagor shall promptly pay and discharge all taxes,
assessments, water and sewer rents, and other governmental charges imposed upon the Property prior to
delinquency, but in no event after interest or penalties commence to accrue thereon or become a lien upon
the Property. Notwithstanding the foregoing, Mortgagor shall have the right to contest, at its own
expense, by appropriate legal proceedings conducted in good faith and with due diligence, the amount or
validity of such taxes, assessments, water and sewer rents, or other governmental charges, provided that:
(a) Mortgagor has established on its books or by deposit of cash with Mortgagee, at the option of
Mortgagee, a reserve for the payment thereof in such amount as Mortgagee may require; and (b) such
contest operates to prevent collection, stay any proceedings which may be instituted to enforce payment
of such item, and prevent a sale of the Property to pay such item. Mortgagor shall promptly provide to
Mortgagee, upon written request, copies of receipted tax bills, canceled checks or other evidence
satisfactory to Mortgagee evidencing that such taxes, assessments, water and sewer rents, and other
governmental charges have been timely paid.

2.5. Evidence of Taxes and Insurance. During the term of the Loan, the Mortgagor shall,
upon request, provide Mortgagee with evidence of payment of all real estate taxes and insurance
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premiums with respect to the Property. If required by Mortgagee at any time after the occurrence of an
Event of Default, Mortgagor shall pay to Mortgagee at the time of each installment of interest or of
interest and principal, as the case may be, due under the Note, and commencing with the first payment
due after the date of such request, a sum equal to (a) the amount of the next installment of taxes and
assessments levied or assessed against the Property, and (b) the premiums which will next become due
on the insurance policies required by this Mortgage, all in amounts as estimated by Mortgagee, less all
sums already paid therefor or deposited with Mortgagee for the payment thereof, divided by the number
of payments to become due before four (4) months prior to the date when such taxes and assessments
and/or premiums, as applicable, will become due, such sums to be held by Mortgagee to pay the same
when due. If such escrow funds are not sufficient to pay such taxes and assessments and/or insurance
premiums, as applicable, as the same become due, Mortgagor shall pay to Mortgagee, upon request, such
additional amounts as Mortgagee shall estimate to be sufficient to make up any deficiency. No amount
paid to Mortgagee hereunder shall be deemed to be trust funds but may be commingled with general
funds of Mortgagee and no interest shall be payable thereon. Upon the occurrence of an Event of
Default, Mortgagee shall have the right, at its sole discretion, to apply any amounts so held against the
Liabilities.

2.6. Transfer_of Title. Without the prior written consent of Mortgagee in each instance,
Mortgagor shall not cause or permit any transfer of the Property or any part thereof, whether voluntarily,
involuntarily or by operation of law, nor shall Mortgagor enter into any agreement or transaction to
transfer, or accomplish in form or substance a transfer, of the Property. A “transfer” of the Property
includes: (a) the direct or indirect sale, transfer or conveyance of the Property or any portion thereof or
interest therein; (b) the execution of an installment sale contract or similar instrument affecting all or any
portion of the Property; (c) if Mortgagor, or any general partner or member of Mortgagor, is a
corporation, partnership, limited liability company or other business entity, the transfer (whether in one
transaction or a series of transactions and whether a direct or indirect transfer) of any stock, partnership,
limited liability company or other ownership interests in such corporation, partnership, limited liability
company or entity; {(d) if Mortgagor or any general partner or member of Mortgagor is a corporation, the
creation or issuance of new stock by which an aggregate of 10% or more of such corporation’s stock shall
be vested in a party or parties who are not now stockholders; and (e) an agreement by Mortgagor leasing
all or a substantial part of the Property for other than actual occupancy by a space tenant thereunder or a
sale, assignment or other transfer of or the grant of a security interest in and to any Leases. Additionally,
subject to and except as otherwise permitted by the provisions of Section 4.1.9 of the Loan Agreement, any
change in the present ownership (directly or indirectly) of the Mortgagor or change in ownership structure of
Mortgagor (directly or indirectly) shall constitute an Event of Default under this Mortgage.

2.7. No Encumbrances. Mortgagor shall not create or permit to exist any mortgage, pledge,
lien, security interest (including, without limitation, a purchase money security interest), encumbrance,
attachment, levy, distraint or other judicial process on or against the Property or any part thereof
(including, without limitation, fixtures and other personalty). whether superior or inferior to the lien of
this Mortgage, without the prior written consent of Mortgagee, except for the Subordinated Debt (as
defined in the Loan Agreement). Neither Mortgagor nor its constituents shall obtain any mezzanine or
other secondary financing with respect to the Property or the direct or indirect ownership interests in the
Mortgagor. Any existing or future loans between members of Mortgagor and Mortgagor and any other
indebtedness to members, shareholders or related companies, whether owned by Mortgagor or
subsidiaries of Mortgagor, shall be subordinate in all respects to the repayment of the Loan.

Furthermore, Mortgagor shall not incur any debt, secured or unsecured, direct or contingent
(including guaranteeing any obligation), other than (a) the Liabilities, and (b) customary unsecured trade
payables incurred, or equipment financing obtained, in the ordinary course of owning, developing and
operating the Property. provided the same are not evidenced by a promissory note (in the case of
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unsecured trade payables only), do not exceed, in the aggregate, at any time a maximum amount of 2% of
the original principal amount of the Liabilities, and are paid within 90 days of the date incurred (or are
paid in a timely manner as payments become due, in the case of equipment financing).

2.8 No Maodifications. Mortgagor shall obtain Mortgagee’s written consent prior to making
any material modifications to the existing improvements on the Property, which consent shall be in
Mortgagee’s reasonable discretion after taking into account Mortgagee’s intention of developing Parcel 1,
provided, however, no Mortgagee consent shall be needed for improvements and repairs required to be
made by the City of Coral Gables to the historic structure on 122 Menores Avenue.

2.9. Removal of Fixtures. Mortgagor shall not (except in the ordinary course of business)
remove or permit to be removed from the Property any fixtures presently or in the future owned by
Mortgagor as the term “fixtures” is defined by the law of the state where the Property is located (unless
such fixtures have been replaced with similar fixtures of equal or greater utility and value).

2.10. Maintenance and Repair; Alterations. (a) Mortgagor shall (i) abstain from, and not
knowingly permit the commission of, waste in or about the Property: (ii) keep the Property, at
Mortgagor’s own cost and expense, in good and substantial repair, working order and condition; (iii)
make or cause to be made, as and when necessary, all repairs and replacements, whether or not insurance
proceeds are available therefor; and (iv) not remove, demolish, materially alter, discontinue the use of,
permit to become deserted, or otherwise dispose of all or any part of the Property. All alterations,
replacements, renewals or additions made pursuant hereto shall automatically become a part of the
Property and shall be covered by the lien of this Mortgage.

(b) Mortgagee, and any persons authorized by Mortgagee, shall have the right, but not
the obligation, to enter upon the Property at any reasonable time to inspect and photograph its condition
and state of repair. In the event any such inspection reveals, in the sole discretion of Mortgagee, the
necessity for any repair, alteration, replacement, clean-up or maintenance, Mortgagor shall, at the
discretion of Mortgagee, either: (i) cause such work to be effected promptly; or (ii) promptly establish an
interest bearing reserve fund with Mortgagee in an amount reasonably determined by Mortgagee for the
purpose of effecting such work.

2.11. Compliance with Applicable Laws. Mortgagor agrees to observe, conform and comply,
and to cause its tenants to observe, conform and comply, with all federal, state, county, municipal and
other governmental or quasi-governmental laws, rules, regulations, ordinances, codes, requirements,
covenants, conditions, orders, licenses, permits, approvals and restrictions, including, without limitation,
Environmental Laws (as defined below), and the Americans with Disabilities Act of 1990 (collectively,
the “Legal Requirements”), now or hereafter affecting all or any part of the Property, its occupancy or
the business or operations now or hereafter conducted thereon and the personalty contained therein,
within such time as required by such Legal Requirements. Mortgagor represents and warrants that, to the
best of Mortgagor's knowledge and except as otherwise disclosed to Mortgagee in writing, the Property
currently is in compliance with all Legal Requirements applicable to the Property.

2.12.  Damage, Destruction and Condemnation.

(a) If all or any part of the Property shall be damaged or destroyed, or if title to or the
temporary use of the whole or any part of the Property shall be taken or condemned by a competent
authority for any public or quasi-public use or purpose, there shall be no abatement or reduction in the
amounts payable by Mortgagor under the Loan Documents and Mortgagor shall continue to be obligated
to make such payments.
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(b) If all or any part of the Property is partially or totally damaged or destroyed,
Mortgagor shall give prompt notice thereof to Mortgagee, and Mortgagee may make proof of loss if not
made promptly by Mortgagor. Mortgagor hereby authorizes and directs any affected insurance company
to make payment under such insurance, including return of unearned premiums, to Mortgagee instead of
to Mortgagor and Mortgagee jointly, and Mortgagor appoints Mortgagee as Mortgagor’s attorney-in-fact
to endorse any draft thereof, which appointment, being for security, is coupled with an interest and
irrevocable. Mortgagee is hereby authorized and empowered by Mortgagor to settle, adjust or
compromise, in consultation with Mortgagor, any claims for loss, damage or destruction to the Property.
Mortgagor shall pay all costs of collection of insurance proceeds payable on account of such damage or
destruction. Mortgagor shall have no claim against the insurance proceeds, or be entitled to any portion
thereof, and all rights to the insurance proceeds are hereby assigned to Mortgagee as security for payment
of the Liabilities. Mortgagee shall have the option, in its sole discretion, of paying or applying all or any
part of the insurance proceeds to: (i) reduction of the Liabilities; (ii) restoration, replacement or repair of
the Property in accordance with Mortgagee’s standard construction loan disbursement conditions and
requirements; or (iii) Mortgagor; provided, however, if any insurance proceeds are attributable to the
damage or destruction of the historic structure on 122 Menores Avenue and the City of Coral Gables
requires the restoration and/or repair of said structure, then provided no Event of Default is then in
existence, Mortgagee shall apply the insurance proceeds in accordance with subsection (ii) above.

(c) Promptly upon obtaining knowledge of the institution of any proceeding for the
condemnation of all or any part of the Property, Mortgagor shall give notice to Mortgagee. Mortgagor
shall, at its sole cost and expense, diligently prosecute any such proceeding and shall consult with
Mortgagee, its attorneys and experts, and shall cooperate with it in the defense of any such proceeding.
Mortgagee may participate in any such proceeding and Mortgagor shall from time to time deliver to
Mortgagee all instruments requested by it to permit such participation. Mortgagor shall not. without
Mortgagee's prior written consent, enter into any agreement (i) for the taking or conveyance in lieu
thereof of all or any part of the Property, or (ii) to compromise, settle or adjust any such proceeding. All
awards and proceeds of condemnation are hereby assigned to Mortgagee, and Mortgagor, upon request by
Mortgagee, agrees to make, execute and deliver any additional assignments or documents necessary from
time to time to enable Mortgagee to collect the same. Such awards and proceeds shall be paid or applied
by Mortgagee, in its sole discretion, to: (i) reduction of the Liabilities; (ii) restoration, replacement or
repair of the Property in accordance with Mortgagee’s standard construction loan disbursement conditions
and requirements; or (iii) Mortgagor.

(d) Nothing herein shall relieve Mortgagor of its duty to repair, restore, rebuild or
replace the Property following damage or destruction or partial condemnation if no or inadequate
insurance proceeds or condemnation awards are available to defray the cost of repair, restoration,
rebuilding or replacement.

2.13. Required Notices. Mortgagor shall notify Mortgagee within ten (10) business days of:
(a) receipt of any notice from any governmental or quasi-governmental authority relating to the structure,
use or occupancy of the Property or alleging a violation of any Legal Requirement; (b) a substantial
change in the occupancy or use of all or any part of the Property: (¢) receipt of any notice from the holder
of any lien or security interest in all or any part of the Property; (d) receipt of any notice of the
commencement of any litigation affecting or potentially affecting the financial well-being of Mortgagor
or the value of the Property; (e) receipt of any notice of a pending or threatened condemnation of all or
any part of the Property; (f) a fire or other casualty causing damage to all or any part of the Property: (g)
receipt of any notice with regard to any Release of Hazardous Substances (as such terms are defined
below) or any other environmental matter affecting the Property or Mortgagor’s interest therein; (h)
receipt of any request for information, demand letter or notification of potential liability from any entity
relating to potential responsibility for investigation or clean-up of Hazardous Substances on the Property
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or at any other site owned or operated by Mortgagor; (i) receipt of any notice from any tenant at the
Property alleging a default, failure to perform or any right to terminate its lease or to set-off rents; or (j)
receipt of any notice of the imposition of, or of threatened or actual execution on, any lien on or security
interest in all or any part of the Property.

2.14. Books and Records; Inspection. Mortgagor shall keep and maintain (a) complete and
accurate books and records, in accordance with sound accounting principles consistently applied,
reflecting all items of income and expense in connection with the operation of the Property, and (b) copies
of all written contracts, leases and other agreements affecting the Property. Mortgagee or its designated
representatives shall, upon reasonable prior written notice to Mortgagor, have (a) the right of entry and
free access to the Property during business hours (which may be without notice in any case of emergency)
to inspect the Property, and (b) the right to examine and audit all books, contracts and records of
Mortgagor relating to the Property.

2.15. Right to Reappraise. Throughout the term of the Loan, Mortgagee shall have the right
to conduct or have conducted by an independent appraiser acceptable to Mortgagee updated appraisals of
the Property in form and substance satisfactory to Mortgagee at the sole cost and expense of Mortgagor.

2.16. Management Agreement. Mortgagor represents, warrants and covenants to Mortgagee
that Mortgagor has not engaged or entered into any agreement (whether written or oral) with any affiliate
of Mortgagor or any third party to operate and/or manage the Property or any portion thereot for or on
behalf of Mortgagor. Mortgagor further covenants and agrees that it shall not enter into any agreements
with respect to the management and/or operation of the Property or any portion thereof without
Mortgagee’s prior written consent, which consent may be granted, denied or conditioned in Mortgagee’s
sole reasonable discretion. If at any time Mortgagee consents to Mortgagor entering into a property
management agreement, the manager under such property management agreement and Mortgagor shall,
as a condition of Mortgagee's consent, execute an assignment of management agreement and
subordination of management fees in form and substance acceptable to Mortgagee.

3. SECURITY AGREEMENT. This Mortgage constitutes a security agreement under the Code
and shall be deemed to constitute a fixture financing statement. Mortgagor hereby grants to Mortgagee a
security interest in all of Mortgagor’s right, title and interest in the personal and other property (other than
real property) included in the Property, and all replacements of, substitutions for, and additions to, such
property, and the proceeds thereof. Mortgagor shall, at Mortgagor’s own expense, execute, deliver, file
and refile any financing or continuation statements or other security agreements Mortgagee may require
from time to time to perfect, confirm or maintain the lien of this Mortgage with respect to such property.
A photocopy of an executed financing statement shall be effective as an original. Without limiting the
foregoing, Mortgagor hereby irrevocably appoints Mortgagee attorney-in-fact for Mortgagor to execute,
deliver and file such instruments for or on behalf of Mortgagor at Mortgagor’s expense, which
appointment, being for security, is coupled with an interest and shall be irrevocable.

4. ASSIGNMENT OF LEASES.

4.1. Mortgagor hereby absolutely, presently and unconditionally conveys, transfers and
assigns to Mortgagee all of Mortgagor’s right, title and interest, now existing or hereafter arising, in and
to the Leases and Rents. Notwithstanding that this assignment is effective immediately, so long as no
Event of Default exists, Mortgagor shall have the privilege under a revocable license granted hereby to
operate and manage the Property and to collect, as they become due, but not prior to accrual, the Rents.
Mortgagor shall receive and hold such Rents in trust as a fund to be applied, and Mortgagor hereby
covenants and agrees that such Rents shall be so applied, first to the operation, maintenance and repair of
the Property and the payment of interest, principal and other sums becoming due under the Liabilities,
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before retaining and/or disbursing any part of the Rents for any other purpose. The license herein granted
to Mortgagor shall automatically, without notice or any other action by Mortgagee, terminate upon the
occurrence of an Event of Default, and all Rents subsequently collected or received by Mortgagor shall be
held in trust by Mortgagor for the sole and exclusive benefit of Mortgagee. Nothing contained in this
Section 4.1, and no collection by Mortgagee of Rents, shall be construed as imposing on Mortgagee any
of the obligations of the lessor under the Leases.

42.  Mortgagor shall timely perform all of its obligations under the Leases. Mortgagor
represents and warrants that: (a) Mortgagor has title to and full right to assign presently, absolutely and
unconditionally the Leases and Rents; (b) no other assignment of any interest in any of the Leases or
Rents has been made by Mortgagor; (c) there are no leases or agreements to lease all or any portion of the
Property now in effect except the Leases, true and complete copies of which have been furnished to
Mortgagee, and no written or oral modifications have been made thereto; (d) there is no existing default
by Mortgagor or by any tenant under any of the Leases, nor has any event occurred which due to the
passage of time, the giving or failure to give notice, or both, would constitute a default under any of the
Leases and no tenant has any defenses, set-offs or counterclaims against Mortgagor; (e) the Leases are in
full force and effect; and (f) Mortgagor has not accepted Rent under any Lease more than one month in
advance of its accrual, and payment thereof has not otherwise been forgiven, discounted or compromised.

4.3.  Mortgagor shall not, without the prior written consent of Mortgagee, which consent shall
not be unreasonably withheld: (a) enter into any lease at the Property; (b) amend or modify, or consent to
any assignment of or subletting under, any Lease at the Property; (c) terminate or accept a surrender of
any Lease; or (d) collect or accept rent from any tenant of the Property for a period of more than one
month in advance. Any acts that require Mortgagee's consent under this Section 4.3, if done without the
prior written consent of Mortgagee in each instance. shall be null and void.

5. DECLARATION OF NO OFFSET. Mortgagor represents to Mortgagee that Mortgagor has no
knowledge of any offsets, counterclaims or defenses to the Liabilities either at law or in equity.
Mortgagor shall, within ten (10) days upon written request delivered in person or within ten (10) days
upon request by mail, furnish to Mortgagee or Mortgagee's designee a written statement in form
satisfactory to Mortgagee stating the amount due under the Liabilities and whether there are offsets or
defenses against the same, and if so, the nature and extent thereof.

6. ENVIRONMENTAL MATTERS.

6.1.  Definitions. As used herein, “Environmental Laws” shall mean all existing or future
federal, state and local statutes, ordinances, regulations, rules, executive orders, standards and
requirements, including the requirements imposed by common law, concerning or relating to industrial
hygiene and the protection of health and the environment including but not limited to: (a) those relating to
the generation, manufacture, storage, transportation, disposal, release, emission or discharge of Hazardous
Substances (as hereinafter defined); (b) those in connection with the construction, fuel supply, power
generation and transmission, waste disposal or any other operations or processes relating to the Property;
and (c) those relating to the atmosphere, soil, surface and groundwater, wetlands, stream sediments and
vegetation on, under, in or about the Property. Any terms mentioned herein which are defined in any
Environmental Law shall have the meanings ascribed to such terms in said laws; provided, however, that
if any of such laws are amended so as to broaden any term defined therein, such broader meaning shall
apply subsequent to the effective date of such amendment. In the event of any conflict between the
provisions of Sections 6.1-6.4 and the provisions of the Environmental and ADA Indemnity Agreement
(the “Environmental Indemnity”), the latter shall control.
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6.2.  Representations, Warranties and Covenants. Except as otherwise disclosed in the
Environmental Reports (as defined in the Environmental Indemnity), Mortgagor represents, warrants,
covenants and agrees as follows:

(a) Neither Mortgagor nor the Property or any occupant thereof is in violation of or
subject to any existing, pending or threatened investigation or inquiry by any governmental authority
pertaining to any Environmental Law. Mortgagor shall not cause or permit the Property to be in violation
of, or do anything which would subject the Property to any remedial obligations under, any
Environmental Law, and shall promptly notify Mortgagee in writing of any existing, pending or
threatened investigation or inquiry by any governmental authority in connection with any Environmental
Law. In addition, Mortgagor shall provide Mortgagee with copies of any and all material written
communications with any governmental authority in connection with any Environmental Law,
concurrently with Mortgagor’s giving or receiving of same.

(b) Mortgagor has taken all steps reasonably necessary to determine (which consisted
solely of obtaining the Environmental Reports) that there has been no release, spill, discharge, leak,
disposal or emission (individually a “Release” and collectively, “Releases”) of any hazardous material,
hazardous substance or hazardous waste, including gasoline, petroleum products, explosives, toxic
substances, solid wastes and radioactive materials (collectively, “Hazardous Substances™) at, upon,
under or within the Property. The use which Mortgagor or any other occupant of the Property makes or
intends to make of the Property will not result in Release of any Hazardous Substances on or to the
Property. During the term of this Mortgage, Mortgagor shall take all steps necessary to determine
whether there has been a Release of any Hazardous Substances on or to the Property and if Mortgagor
finds a Release has occurred, Mortgagor shall remove or remediate the same promptly upon discovery at
its sole cost and expense.

(c) The Property has never been used by the present or previous owners and/or operators
nor will be used in the future to refine, produce, store, handle, transfer, process, transport, generate,
manufacture. heat, treat, recycle or dispose of Hazardous Substances.

(d) The Property: (i) is being and has been operated in compliance with all
Environmental Laws, and all permits required thereunder have been obtained and complied with in all
respects; and (i) does not have any Hazardous Substances present excepting small quantities of petroleum
and chemical products, in proper storage containers, that are necessary for the construction or operation of
the commercial business of Mortgagor and its tenants, and the usual waste products therefrom
(“Permitted Substances”).

(e) Mortgagor will and will cause its tenants to operate the Property in compliance with
all Environmental Laws and, other than Permitted Substances, will not place or permit to be placed any
Hazardous Substances on the Property.

(f) No lien has been attached to or threatened to be imposed upon the Property, and there
is no basis for the imposition of any such lien based on any governmental action under Environmental
Laws. Neither Mortgagor nor any other person is or will be involved in operations at the Property which
could lead to the imposition of environmental liability on Mortgagor. or on any subsequent or former
owner of the Property, or the creation of an environmental lien on the Property. In the event that any such
lien is filed, Mortgagor shall, within twenty (20) days from the date that the Mortgagor is given actual
notice of such lien (or within such shorter period of time as is appropriate in the event that steps have
commenced to have the Property sold), either: (i) pay the claim and remove the lien from the Property: or
(ii) furnish a cash deposit, bond or other security satisfactory in form and substance to Mortgagee in an
amount sufficient to discharge the claim out of which the lien arises.
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6.3.  Right to Inspect and Cure. Mortgagee shall have the right to conduct or have
conducted by its agents or contractors such environmental inspections, audits and tests as Mortgagee shall
deem necessary or advisable from time to time at the sole cost and expense of Mortgagor. The cost of
such inspections, audits and tests shall be added to the Liabilities and shall be secured by this Mortgage.
Mortgagor shall, and shall cause each tenant of the Property to, cooperate with such inspection efforts;
such cooperation shall include, without limitation, supplying all information requested concerning the
operations conducted and Hazardous Substances located at the Property. In the event that Mortgagor fails
to comply with any Environmental Law, Mortgagee may. in addition to any of its other remedies under
this Mortgage, cause the Property to be in compliance with such laws and the cost of such compliance
shall be added to the sums secured by this Mortgage in accordance with the provisions of Section 1
hereof.

6.4 Environmental Indemnification. (a) Mortgagor agrees, jointly and severally, to
unconditionally and absolutely indemnify and hold Mortgagee, its officers, directors, employees, agents
and attorneys harmless from and against any loss, cost, liability, damage, claim or expense, including
reasonable attorneys® fees, suffered or incurred by Mortgagee in connection with the Property at any time,
whether before, during or after enforcement of Mortgagee’s rights and remedies upon default under the
Loan Documents, under or on account of, or as a result of (i) any violation of applicable Environmental
Laws, (ii) any presence, release, or threat of release of Hazardous Substances at, upon, under or within the
Property, (iii) the presence of asbestos or asbestos-containing materials, PCB’s, radon gas, urea
formaldehyde foam insulation or lead (whether in paint, water, soil, or plaster) at the Property, (iv) any
breach of the representations and warranties made in this Section 6, or (v) the failure of Mortgagor to duly
perform the obligations or actions set forth in this Section 6 with respect to: (A) the imposition by any
governmental authority of any lien upon the Property; (B) clean-up costs: (C) lability for personal injury
or property damage or damage to the environment; (D) any diminution in the value of the Property as a
result of the presence of Hazardous Substances on, upon or under the Property; and (E) fines, penalties
and punitive damages.

(b) Mortgagor further agrees that Mortgagee shall not assume any liability or obligation for
loss, damage, fines, penalties, claims or duty to clean up or dispose of wastes or materials on or relating to
the Property as a result of any conveyance of title to the Property to the Mortgagee or otherwise or as a
result of any inspections or any other actions made or taken by Mortgagee on the Property unless caused
by the negligent or intentional acts of Mortgagee or anyone acting by or through Mortgagee, and (ii)
Mortgagor agrees to remain fully liable and shall indemnify and hold harmless Mortgagee from any costs,
expenses, clean-up costs, waste disposal costs, litigation costs, fines and penalties, including without
limitation any costs, expenses, penalties and fines within the meaning of any applicable Environmental
Laws.

(c) Mortgagor shall assume the burden and expense of defending Mortgagee, with counsel
selected by Mortgagor and reasonably satisfactory to Mortgagee, against all legal and administrative
proceedings arising out of the occurrences to which this Section 6 applies. Mortgagee shall have the
right, but not the obligation, to participate in the defense of any such proceedings; provided, however, that
the costs thereof shall be borne by Mortgagee if Mortgagee engages separate counsel unless Mortgagee
reasonably believes counsel selected by Mortgagor is not conducting an adequate defense and new
counsel selected by Mortgagor and reasonably approved by Mortgagee is not provided within thirty (30)
days following written notice from Mortgagee, in which event the cost of Mortgagee's separate counsel
shall be borne by Mortgagor. Mortgagor may compromise or settle any such proceedings without the
consent of Mortgagee only if the claimant agrees as part of the compromise or settlement that Mortgagee
shall have no responsibility or liability for the payment or discharge of any amount agreed upon or
obligation to take any other action.
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(d) Mortgagor shall pay when due any judgments against Mortgagee which have been
indemnified under this Section 6 and which are rendered by a final order or decree of a court of
competent jurisdiction from which no further appeal may be taken or has been taken within the applicable
appeal period. In the event that such payment is not made, Mortgagee. in its sole discretion, may pay any
such judgments on ten (10) Business Days prior written notice to Mortgagor, in whole or in part, and look
to Mortgagor for reimbursement pursuant to this Section 6, or may proceed to file suit against Mortgagor
to compel such payment.

7. EVENTS OF DEFAULT. Each of the following shall constitute a default (each, an “Event of
Default”) hereunder:

7.1.  Non-payment within three (3) days of when due of any sum required to be paid to
Mortgagee under any of the Loan Documents, including without limitation, principal and interest;

7.2 A breach of any covenant contained in Sections 2.3., 2.4., 2.6. or 2.7. hereof;

7.3. A breach by Mortgagor of any other term, covenant, condition, obligation or agreement
under this Mortgage, and the continuance of such breach for a period of fifteen (15) days after written
notice thereof shall have been given to Mortgagor;

7.4. A default or Event of Default under the Note or any of the other Loan Documents
including, without limitation, the Loan Agreement;

7.5. Any representation or warranty made by Mortgagor or any guarantor in any Loan
Document or to induce Mortgagee to enter into the transactions contemplated hereunder shall prove to be
false, incorrect or misleading in any material respect as of the date when made;

7.6.  The filing by or against Mortgagor or any guarantor of a petition seeking relief, or the
granting of relief, under the Federal Bankruptcy Code or any similar federal or state statute; any
assignment for the benefit of creditors made by Mortgagor or any guarantor, unless with respect to any
involuntary proceeding, it is dismissed within sixty (60) days after the filing thereof} the appointment of a
custodian, receiver, liquidator or trustee for Mortgagor or any guarantor or for any of the property of
Mortgagor or any such guarantor, or any action by Mortgagor or any guarantor to effect any of the
foregoing; or if Mortgagor or any guarantor becomes insolvent (however defined) or is not paying its
debts generally as they become due or in the event of any similar act or occurrence;

7.7.  The dissolution, liquidation, merger, consolidation or reorganization of Mortgagor or any
guarantor or the institution of any proceeding to effect any of the foregoing;

7.8. A default under any other obligation by Mortgagor (or any affiliate of Mortgagor) in
favor of Mortgagee, including, without limitation, obligations arising under swap agreements (as defined
in 11 U.S.C. §101). or under any document securing or evidencing such obligation, whether or not such
obligation is secured by the Property or in the event of any similar act or occurrence;

7.9.  The filing, entry or issuance of any judgment, execution, garnishment, attachment,
distraint or lien in excess of $30,000.00 against Mortgagor or any guarantor or their property, unless such

judgment, execution, garnishment, attachment, distraint or lien is discharged by Mortgagor within thirty
(30) days after its filing, entry or issuance and the expiration of any applicable appeal periods;

7.10. A default under any other obligation secured by the Property or any part thereof; and/or
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7.11  Intentionally deleted.

7.12  If an individual guarantor dies or becomes legally incapacitated and a substitute guaranty
in form and substance acceptable to Mortgagee executed on behalf of one or more substitute guarantors
approved by Mortgagee in its sole discretion is not delivered to Mortgagee within sixty (60) days after
such death or legal incapacitation of Guarantor. Upon Mortgagee’s acceptance of such substitute
guarantor, and the execution and delivery of the required documents, the substitute guarantor shall be a
“Guarantor” for purposes of the Loan Documents.

Additionally, if the Real Estate consists of more than one parcel or tract of land, a default as to one parcel
or tract of land of the Real Estate shall constitute a default or “Event of Default™ as to all of the Property.

8. REMEDIES. If an Event of Default shall have occurred, Mortgagee may take any of the
following actions:

8.1.  Acceleration. Mortgagee may declare the entire amount of the Liabilities immediately
due and payable, without presentment, demand, notice of any kind, protest or notice of protest, all of
which are expressly waived, notwithstanding anything to the contrary contained in any of the Loan
Documents. Mortgagee may charge and collect interest from the date of default on the unpaid balance of
the Liabilities, at the Default Rate set forth in the Note.

8.2. Possession. Mortgagee may enter upon and take possession of the Property, with or
without legal action to the extent permitted by applicable law, lease the Property, collect therefrom all
rentals and, after deducting all costs of collection and administration expense, apply the net rentals to any
one or more of the following items in such manner and in such order of priority as Mortgagee, in
Mortgagee's sole discretion, may elect: the payment of any sums due under any prior lien, taxes, water
and sewer rents, charges and claims, insurance premiums and all other carrying charges. to the
maintenance, repair or restoration of the Property, or on account of the Liabilities. Mortgagee is given
full authority to do any act which Mortgagor could do in connection with the management and operation
of the Property. This covenant is effective either with or without any action brought to foreclose this
Mortgage and without applying for a receiver of such rents. In addition to the foregoing, upon the
occurrence of an Event of Default, Mortgagor shall pay monthly in advance to Mortgagee or to any
receiver appointed to collect said rents the fair and reasonable rental value for Mortgagor’s use and
occupation of any portion of the Property actually being occupied by Mortgagor, and upon default in any
such payment Mortgagor shall vacate and surrender the possession of the Property to Mortgagee or to
such receiver. If Mortgagor does not vacate and surrender the Property then Mortgagor may be evicted
by summary proceedings.

8.3. Foreclosure. Mortgagee may institute any one or more actions of mortgage foreclosure
against all or any part of the Property, or take such other action at law, equity or by contract for the
enforcement of this Mortgage and realization on the security herein or elsewhere provided for, as the law
may allow, and may proceed therein to final judgment and execution for the entire unpaid balance of the
Liabilities. The unpaid balance of any judgment shall bear interest at the greater of (a) the statutory rate
provided for judgments, or (b) the Default Rate set forth in the Note. Without limiting the foregoing,
Mortgagee may foreclose this Mortgage and exercise its rights as a secured party for all or any portion of
the Liabilities which are then due and payable, subject to the continuing lien of this Mortgage for the
balance not then due and payable. In case of any sale of the Property by judicial proceedings, the
Property may be sold in one parcel or in such parcels, manner or order as Mortgagee in its sole discretion
may elect. Mortgagor, for itself and anyone claiming by, through or under it, hereby agrees that
Mortgagee shall in no manner. in law or in equity. be limited, except as herein provided, in the exercise of
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its rights in the Property or in any other security hereunder or otherwise appertaining to the Liabilities or
any other obligation secured by this Mortgage, whether by any statute, rule or precedent which may
otherwise require said security to be marshalled in any manner and Mortgagor, for itself and others as
aforesaid, hereby expressly waives and releases any right to or benefit thereof. The failure to make any
tenant a defendant to a foreclosure proceeding shall not be asserted by Mortgagor as a defense in any
proceeding instituted by Mortgagee to collect the Liabilities or any deficiency remaining unpaid after the
foreclosure sale of the Property.

8.4.  Appointment of Receiver. Mortgagee may petition a court of competent jurisdiction to
appoint a receiver of the Property. Such appointment may be made either before or after sale, without
notice, without regard to the solvency or insolvency of Mortgagor at the time of application for such
receiver, without regard to the then value of the Property or whether the Property shall be then occupied
as a homestead or not, and without regard to whether Mortgagor has committed waste or allowed
deterioration of the Property, and Mortgagee or any agent of Mortgagee may be appointed as such
receiver. Mortgagor hereby agrees that Mortgagee has a special interest in the Property and absent the
appointment of such receiver the Property shall suffer waste and deterioration and Mortgagor further
agrees that it shall not contest the appointment of a receiver and hereby so stipulates to such appointment
pursuant to this paragraph. Such receiver shall have the power to perform all of the acts permitted
Mortgagee pursuant to Section 8.2 above and such other powers which may be necessary or customary in
such cases for the protection, possession, control, management and operation of the Property during such
period.

8.5. Rights as a _Secured Party. Mortgagee shall have, in addition to other rights and
remedies available at law or in equity, the rights and remedies of a secured party under the Code.
Mortgagee may elect to foreclose such of the Property as then comprise fixtures pursuant either to the law
applicable to foreclosure of an interest in real estate or to that applicable to personal property under the
Code. To the extent permitted by law, Mortgagor waives the right to any stay of execution and the
benefit of all exemption laws now or hereafter in effect.

8.6.  Excess Monies. Mortgagee may apply on account of the Liabilities any unexpended
monies still retained by Mortgagee that were paid by Mortgagor to Mortgagee: (a) for the payment of, or
as security for the payment of taxes, assessments or other governmental charges, insurance premiums, or
any other charges; or (b) to secure the performance of some act by Mortgagor.

8.7.  Other Remedies. Mortgagee shall have the right, from time to time, to bring an
appropriate action to recover any sums required to be paid by Mortgagor under the terms of this
Mortgage, as they become due, without regard to whether or not any other Liabilities shall be due, and
without prejudice to the right of Mortgagee thereafter to bring an action of mortgage foreclosure, or any
other action, for any default by Mortgagor existing at the time the earlier action was commenced. In
addition, Mortgagee shall have the right to set-off all or any part of any amount due by Mortgagor to
Mortgagee under any of the Liabilities, against any indebtedness, liabilities or obligations owing by
Mortgagee in any capacity to Mortgagor, including any obligation to disburse to Mortgagor any funds or
other property on deposit with or otherwise in the possession, control or custody of Mortgagee.

9. MISCELLANEOUS.

9.1. Notices. Any notice or communication required or permitted under this Mortgage shall
be given in writing, sent by (a) personal delivery, or (b) expedited delivery service with proof of delivery,
addressed as follows:

If to Mortgagor: 1505 Ponce SPE, LL.C
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299 Alhambra Circle, Suite 510
Coral Gables, FL. 33134
Attn: Rishi Kapoor

With a copy to: Goodkind & Florio, P.A.
4121 La Playa Blvd.
Miami, Florida 33133
Attn: Kenneth Florio

If to Mortgagee: Altamar Financial Group LLC
1000 Brickell Avenue, Suite 560
Miami, Florida 33131
Attn: Patricio Filipp

With a copy to: Avila Rodriguez Hernandez Mena & Garro LLP
2525 Ponce de Leon Blvd., Suite 1225
Coral Gables, Florida 33134
Attn: Maggie Barreto Tercilla, Esquire

Notice shall be deemed to have been given and received: (a) if by hand delivery, upon delivery; (b) if by
mail, two (2) calendar days after the date first deposited in the United States mail; and (c) if by overnight
courier, on the date scheduled for delivery. A party may change its address by giving written notice to the
other party as specified herein.

9.2, Remedies Cumulative. The rights and remedies of Mortgagee as provided in this
Mortgage or in any other Loan Document shall be cumulative and concurrent, may be pursued separately,
successively or together, may be exercised as often as occasion therefor shall arise, and shall be in
addition to any other rights or remedies conferred upon Mortgagee at law or in equity. The failure, at any
one or more times, of Mortgagee to assert the right to declare the Liabilities due, grant any extension of
time for payment of the Liabilities, take other or additional security for the payment thereof, release any
security, change any of the terms of the Loan Documents, or waive or fail to exercise any right or remedy
under any Loan Document shall not in any way affect this Mortgage or the rights of Mortgagee.

9.3. No Implied Waiver. Mortgagee shall not be deemed to have modified or waived any of
its rights or remedies hereunder unless such modification or waiver is in writing and signed by
Mortgagee, and then only to the extent specifically set forth therein. A waiver in one event shall not be
construed as continuing or as a waiver of or bar to such right or remedy on a subsequent event.

9.4, Partial Invalidity. The invalidity or unenforceability of any one or more provisions of
this Mortgage shall not render any other provision invalid or unenforceable. In lieu of any invalid or
unenforceable provision, there shall be added automatically a valid and enforceable provision as similar
in terms to such invalid or unenforceable provision as may be possible.

9.5. Binding Effect. The covenants, conditions, waivers, releases and agreements contained
in this Mortgage shall bind, and the benefits thereof shall inure to. the parties hereto and their respective
heirs, executors, administrators, successors and assigns and are intended and shall be held to be real
covenants running with the land; provided, however, that this Mortgage cannot be assigned by Mortgagor
without the prior written consent of Mortgagee, and any such assignment or attempted assignment by
Mortgagor shall be void and of no effect with respect to Mortgagee.
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. 9.6. Modifications. This Mortgage may not be supplemented, extended, modified or
terminated except by an agreement in writing signed by the party against whom enforcement of any
waiver, change, modification or discharge is sought.

9.7.  Commercial Loan. Mortgagor represents and warrants that the loans or other financial
accommodations included as Liabilities secured by this Mortgage were obtained solely for the purpose of
carrying on or acquiring a business or commercial investment and not for residential, consumer or
household purposes.

9.8. Governing Law. This Mortgage shall be governed by and construed in accordance with
the substantive laws of the State of Florida without reference to conflict of laws principles.

9.9 Joint and Several Liability. If Mortgagor consists of more than one person or entity,
the word “Mortgagor” shall mean each of them and their liability shall be joint and several.

9.10. Non-Merger. In the event Mortgagee shall acquire title to the Property by conveyance
from Mortgagor or as a result of foreclosure, this Mortgage shall not merge in the fee estate of the
Property but shall remain and continue as an existing and enforceable lien for the Liabilities secured
hereby until the same shall be released of record by Mortgagee in writing.

9.11.  American With Disabilities Act: Mortgagor covenants and agrees that, during the term
of the Loan, the Property is and will be in full compliance with the Americans With Disabilities Act
("ADA") of July 26, 1990, 42 U.S.C. Section 12191, et. seq. as amended from time to time, and the
regulations promulgated pursuant thereto. Mortgagor shall be solely responsible for all ADA compliance
costs, including, without limitation, attorneys' fees and litigation costs, which responsibility shall survive
the repayment of the Loan and foreclosure of the Property.

9.12. U.S.A. Patriot Act.

(a) Mortgagor hereby represents and warrants to, and covenants with, Mortgagee
that as of the date hereof and until such time as the obligations shall be paid in full:

) None of the entities comprising Mortgagor or any guarantor, any of its direct or
indirect constituents or affiliates, or any of their respective officers or directors (including officers or
directors of any such constituents or affiliates), and, to Mortgagor’s knowledge, any of their respective
brokers, investors or other agents acting or benefiting in any capacity in connection with the Loan, is a
Prohibited Person (as defined below);

(i1) None of the entities comprising Mortgagor, any guarantor, or any of its direct or
indirect constituents or affiliates, any of their respective officers or directors (including officers or
directors of any such constituents or affiliates) (A) to Mortgagor’s knowledge, has conducted or will
conduct any business or has engaged or will engage in any transaction or dealing with any Prohibited
Person, including making or receiving any contribution of funds, goods or services to or for the benefit of
any Prohibited Person, (B) to Mortgagor’s knowledge, has dealt or will deal in, or otherwise has engaged
or will engage in any transaction relating to, any property or interests in property blocked pursuant to the
Executive Order (as defined below); or (C) has engaged or will engage in or has conspired or will
conspire to engage in any transaction that evades or avoids, or has the purpose of evading or avoiding, or
attempts to violate, any of the requirements or prohibitions set forth in the Executive Order or the Patriot
Act (as defined below);
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(iii) To Mortgagor’s knowledge, none of the brokers, investors or other agents for any
entity comprising Mortgagor, any guarantor, or any indemnitor or principal under the Loan Documents
acting in any capacity in connection with the Loan (A) has conducted or will conduct any business or has
engaged or will engage in any transaction or dealing with any Prohibited Person, including making or
receiving any contribution of funds, goods or services to or for the benefit of any Prohibited Person; (B)
has dealt or will deal in, or otherwise has engaged or will engage in any transaction relating to, any
property or interests in property blocked pursuant to the Executive Order; or (C) has engaged or will
engage in or has conspired or will conspire to engage in any transaction that evades or avoids, or has the
purpose of evading or avoiding, or attempts to violate, any of the requirements or prohibitions set forth in
the Executive Order or the Patriot Act;

(iv) Mortgagor covenants and agrees to deliver to Mortgagee any certification or
other evidence requested from time to time by Mortgagee, confirming Mortgagor’s compliance with this
Section;

(v) Mortgagor represents and warrants that to its knowledge Mortgagor, all
guarantors, and all of their respective affiliates (including any officers and directors of any of the
foregoing) are in full compliance with all applicable orders, rules and regulations issued by, and
recommendations of, the U.S. Department of the Treasury and OFAC (as defined below) pursuant to
IEEPA (as defined below), the Patriot Act, other legal requirements relating to money laundering or
terrorism and any executive orders related thereto;

(vi) At all times throughout the term of the Loan, Mortgagor, and all of its respective
affiliates (including any officers and directors of any of the foregoing) shall be in full compliance with all
applicable orders, rules and regulations issued by, and recommendations of, the U.S. Department of the
Treasury and OFAC pursuant to IEEPA, the Patriot Act, other legal requirements relating to money
laundering or terrorism and any executive orders related thereto;

(vii)  Mortgagor does not believe, and has no reason to believe, that any of its investors
is a “Prohibited Foreign Shell Bank™ (as defined in the Patriot Act), or is named on any available lists of
known or suspected terrorists, terrorist organizations or of other sanctioned persons issued by the United
States government and/or the government(s) of any jurisdiction(s) in which Mortgagor is doing business.

(viii) Mortgagor covenants that it will adopt appropriate policies, procedures and
internal controls to be fully compliant with any additional laws, rules or regulations relating to money
laundering and/or terrorism, including the Patriot Act, to which it may become subject;

(ix) Mortgagor does not believe, and has no reason to believe, that the person or
entity from whom Mortgagor acquired the Property is a Prohibited Foreign Shell Bank, or is named on
any available lists of known or suspected terrorists, terrorist organizations or of other sanctioned persons
issued by the United States government and/or the government(s) of any jurisdiction(s) in which
Mortgagor is doing business;

(x) Mortgagor will advise Mortgagee immediately of any material change that would
affect the representations, covenants and warranties provided in this Section.

(b) For purposes hereof, “IEEPA™ means the International Emergency Economic
Power Act, 50 U.S.C. Section 1701 et. seq. “OFAC™ means the U.S. Department of Treasury’s Office of
Foreign Asset Control. “Patriot Act” means the Uniting and Strengthening America by Providing

Appropriate Tools Required to Intercept and Obstruct Terrorism Act of 2001 (Public Law 107-56) (The
USA Patriot Act). “Prohibited Person™ means any Person: (i) listed in the Annex to, or is otherwise
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subject to the provisions of, the Executive Order No. 13224 on Terrorist Financing, effective September
24, 2001, and relating to Blocking Property and Prohibiting Transactions With Persons Who Commit,
Threaten to Commit, or Support Terrorism (the “Executive Order™); (ii) that is owned or controlled by, or
acting for or on behalf of, any person or entity that is listed in the Annex to, or is otherwise subject to the
provisions of the Executive Order; (iii) with whom Mortgagee is prohibited from dealing or otherwise
engaging in any transaction by any terrorism or money laundering legal requirements, including the
Patriot Act and the Executive Order; (iv) that commits, threatens or conspires to commit or supports
“terrorism™ as defined in the Executive Order; (v) that is named as a “specifically designated national
(SDN)” on the most current list published by the U.S. Treasury Department Office of Foreign Assets
Control at its official website, http;//www.treas/gov/offices/enforcement/ofac/t] 1sdn.pdf or at any
replacement website or other replacement official publication of such list or is named on any other U.S. or
foreign government or regulatory list issued post-09/11/01; (vi) that is covered by IEEPA, OFAC or any
other law, regulation or executive order relating to the imposition of economic sanctions against any
country, region or individual pursuant to United States law or United Nations resolution; or (vii) that is an
affiliate (including any principal, officer, immediate family member or close associate) of a person or
entity described in one or more of clauses (i) — (vi) of this definition of Prohibited Person.

9.13  Intentionally deleted.

9.14 Waiver of Jury Trial MORTGAGOR AND MORTGAGEE HEREBY
KNOWINGLY, VOLUNTARILY AND INTENTIONALLY WAIVE THE RIGHT EITHER MAY
HAVE TO A TRIAL BY JURY IN RESPECT TO ANY LITIGATION BASED HEREON, OR
ARISING OUT OF, UNDER OR IN CONNECTION WITH THIS MORTGAGE, THE NOTE,
ANY OF THE OTHER LOAN DOCUMENTS AND ANY AGREEMENT CONTEMPLATED TO
BE EXECUTED IN CONJUNCTION HEREWITH, OR ANY COURSE OF CONDUCT,
COURSE OF DEALING, STATEMENTS (WHETHER VERBAL OR WRITTEN) OR ACTION
OF EITHER PARTY. THIS PROVISION IS A MATERIAL INDUCEMENT FOR THE
MORTGAGEE MAKING THE LOAN TO MORTGAGOR.

[Remainder of this page intentionally left blank: signatures to follow)

{00353311.DOC v.7} 19




CFN: 20220925818 BOOK 33499 PAGE 2392

IN WITNESS WHEREOF, Mortgagor, intending to be legally bound, has duly executed and delivered
this Mortgage and Security Agreement as of the day and year first above written.

WITNESS: MORTGAGOR:

1505 Ponce SPE; LLC, a Delaware limited
Print Name: liability company

%‘ - ﬁ;‘?
Print Name: GLAVDIA METEAD 4 ok By: ﬂ

I(islﬂ/Kapoor, Authorized Signatory

STATE OF FLORIDA )
SS:
COUNTY OF MIAMI-DADE )

The foregoing instrument was acknowledged before me by means of [y A physical presence or [__]
online notarization, this 4] _ day of November, 2022 by Rishi Kapoor, the Authorized Signatory of 1505
Ponce SPE, LLC, a Delaware limited lability company, on behalf of the company. He is personally known

to me @(NO) or has produced as identification.

Notary Pabli N

[Notarial Scal] (‘
Printed Nanig of Notary
%

[Signature Page to Mortgage]
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Exhibit A

Legal Description

PARCEL 1:

Lots 1 through 5, inclusive, and Lots 17 through 22, inclusive, Block 36, of REVISED PLAT OF
CORAL GABLES DOUGLAS SECTION, according to the Plat thereof, as recorded in Plat Book 25,
Page 69, of the Public Records of Miami-Dade County, Florida.

PARCEL 2:

Lot 6, Block 36, REVISED PLAT OF CORAL GABLES DOUGLAS SECTION, according to the Plat
thereof, as recorded in Plat Book 25, Page 69, of the Public Records of Miami-Dade County, Florida.
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DATE:02/02/2024 11:42:04 AM

JUAN FERNANDEZ-BARQUIN

CLERK OF THE COURT & COMPTROLLER
MIAMI-DADE COUNTY, FL

Prepared By:

Maggie Barreto Tercilla, Esq.

Avila Rodriguez Hernandez Mena & Garro LLP
2525 Ponce de Leon Blvd., Penthouse 12th Floor
Coral Gables, FL 33134

And When Recorded Mail To:

1505 Ponce LAG, LLC

¢/o Rob Hyman, P.A.

110 SE 6" Street, Suite 1700
Fort Lauderdale, FL 33301

(Space above is for Recorder’s use)

ASSIGNMENT OF MORTGAGE AND SECURITY AGREEMENT

ALTAMAR FINANCIAL GROUP LLC, a Florida limited liability company (“Assignor™),
whose address is 1000 Brickell Avenue, Suite 560, Miami, Florida 33131, for good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, hereby assigns, transfers, sets
over and conveys to 1505 Ponce LAG, LLC, a Delaware limited liability company(“Assignee”), whose
address is ¢/o Rob Hyman, P.A , 110 SE 6™ Street, Suite 1700, Fort Lauderdale, FL 33301, all of Assignor’s
right, title and interest in and to the Mortgage and Security Agreement executed by 1505 Ponce SPE, LLC,
a Delaware limited liability company in favor of Assignor, recorded in Official Records Book 33499, Page
2373, of the Public Records of Miami-Dade County, Florida (the “Security Instrument”).

The Security Instrument relates to the real property described on Exhibit A attached hereto.
TO HAVE AND TO HOLD the same unto Assignee and its successors and assigns forever.

This Assignment is made without recourse or representation or warranty, express, implied
or by operation of law, of any kind and nature whatsoever.

The foregoing paragraph shall not impair Assignor’s representations and warranties set forth in
Section 5.2 of the Agreement for Sale and Purchase of Loan dated as of the date hereof between Assignor
and Assignee (the “Loan Sale Agreement”), which representations and warranties shall survive the delivery
of this Assignment for the Survival Period as provided by the Loan Sale Agreement.

[THE REMAINDER OF THIS PAGE WAS LEFT BLANK INTENTIONALLY]
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IN WITNESS WHEREOF, Assignor has duly executed this Assignment on jwww\( A
2024, to be effective as of 'BCLNACM“{ 21 , 2024,

" s

ALTAMAR FINANCIAL GROUP LLC, a

Print Tﬁame W enri L/ (’[7(/’(1 IED Florida limited liability company
Address: 2925 Ponce g LLon Pl
124h Floge, (RGN HEblwy, FL /
- ') B)’Z ’,g///
/[ Pawofl*” ilippi, Manager

Pr 111‘[ Name:— L \ene. | (el
Address: 99595 Yorce. de Leon B
Dot CocalEudes fU 2B

STATE OF FLORIDA )
SS.:

COUNTY OF MIAMI-DADE )
The foregoing instrument was acknowledged before me by means of [_\/_/] physical presence or [__]
online notarization, this 31 day of JCNUL R \| , 2024 by Patricio Filippi, the Manager of Altamar
Financial Group LLC, a Florida limited liability company, on behalf of the company. {H]e/She is personally
known to me @) (NO) or has produced a driver’s license as identification.

Notaly PLfBllc J

[Notarial Seal]

e WENDY COUCEIRO ¥ Printed Name of Notary
#*: MY COMMISSION # HH 390850

EXPIRES: May 18, 2027

[Signature page to Assignment of Mortgage and Security Agreement]
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EXHIBIT A
LEGAL DESCRIPTION

PARCEL 1:

Lots 1 through 3, inclusive, and Lots 17 through 22, inclusive, Block 36, of REVISED PLAT OF
CORAL GABLES DOUGLAS SECTION, according to the Plat thereof, as recorded in Plat Book 25,
Page 69, of the Public Records of Miami-Dade County, Florida.

PARCEL 2:

Lot 6, Block 36, REVISED PLAT OF CORAL GABLES DOUGLAS SECTION, according to the Plat
thereof, as recorded in Plat Book 25, Page 69, of the Public Records of Miami-Dade County, Florida.
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DATE:12/12/2022 03:08:50 PM
MTG DOC 35,000.00

INTANGIBLE 20,000.00
HARVEY RUVIN, CLERK OF COURT, MIA-DADE CTY

Prepared by and return to:

Rob Hyman, Esq.

110 SE 6" Street, Suite 1700
Fort Lauderdale, Florida
33301

954-780-8250

Documentary stamps of $35,000 and intangible taxes of $20,000 are being paid with the
recording of this Mortgage

THIS IS A BALLOON MORTGAGE AND THE FINAL PRINCIPAL PAYMENT OR THE
PRINCIPAL BALANCE DUE UPON MATURITY IS $10,000,000, TOGETHER WITH
ACCRUED INTEREST, IF ANY, AND ALL ADVANCEMENTS MADE BY THE
MORTGAGEE UNDER THE TERMS OF THIS MORTGAGE

MORTGAGE AND SECURITY AGREEMENT

This Mortgage and Security Agreement is made as ofm' 1»_, 2022 (together with any
amendments or modifications hereto in effect from time to time, the “Mortgage”), is made by 1505
Ponce SPE, LLC, a Delaware limited liability company (the “Mortgagor”), having an address of 299
Alhambra Circle, Suite 510, Coral Gables, FL 33134, in favor of the Halpern Family Trust, a Florida
trust, having an office ¢/o Rob Hyman, P.A. 110 SE 6" Street, Suite 1700, Fort Lauderdale, Florida 33301
(hereinafter, “Mortgagee™):

The terms “Mortgagor” and “Mortgagee” shall include heirs, personal representative,
successors, legal representatives and assigns, and shall denote the singular and/or the plural, and
the masculine and/or the feminine and natural and/or artificial persons, whenever and wherever
the context so admits or requires.

Mortgagor, for and in consideration of the aggregate sum named in the Commercial
Promissory Note, a copy of which his attached hereto and made a part of hereof, the receipt of
which is hereby acknowledged, does grant, bargain, and sell to the said Mortgagee, its successors
and assigns, in fee simple, the following described land, situate, lying and being in Miami-Dade
County, Florida to-wit:

See Exhibit “A”
hereinafier the “Mortgaged Property.”

UPON THE SALE, TRANSFER, LEASE OPTION TO PURCHASE, AGREEMENT
FOR DEED OR TRANSFER IN ANY OTHER MANNER THE NOTE SECURED HEREBRY
BECOMES DUE AND PAYABLE IN FULL.

And said Mortgagor does hereby fully warrant the title to said land and will defend the
same against the lawful claims of all persons whomsoever.

1
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Provided always, that said Mortgagor, as consideration for Mortgagee issuing the Loan,
its successors or assigns, shall pay unto the said Mortgagee, its successors or assigns, that
certain Commercial Promissory Note of even date executed by Mortgagor and secured by
Mortgagor, in the principal amount of $10,000,000, and Mortgagor shall perform, comply with
and abide by each and every stipulation, agreement, condition and covenant of said Mortgage,
and shall duly pay all taxes, all insurance premiums reasonably required, all costs and expenses
including reasonable attorney’s fees that Mortgagee may incur in connection with money
secured by this Mortgage, and also in enforcing this Mortgage by suit or otherwise, then this
Mortgage and the estate hereby created shall cease and be null and void.

Mortgagor hereby covenants and agrees:

I Payment Obligations: To secure pay of the principal and interest and other sums
of money payable by virtue of said Commercial Promissory Note of even date and maturing on
November 30, 2023 and this Mortgage, or either, promptly on the days respectively the same
severally come due.

2. Insurance: Mortgagor will maintain all insurance policies that in Mortgagor’s
best judgment will insure the security of the Mortgaged Property. In the event any sum of money
becomes payable under such policy, Mortgagee, its legal representative or assigns, shall have the
option to receive and apply the same on account of the indebtedness hereby secured or to permit
Mortgagor to receive and use it or any part thereof for repair or replacement, without hereby
waiving or impairing any equity, lien or right under or by virtue of this mortgage. In the event of
loss Mortgagor shall give immediate notice to Mortgagee.

3. Preservation of Mortgaged Property: Mortgagor shall not permit, commit or
suffer any waste, impairment or deterioration of the Mortgaged Property, or any part thercof. In
the event Mortgagee deems in its sole discretion that the Mortgaged Property is subject to waste,
impairment, or deterioration, Mortgagee may take actions consistent with preserving the
Mortgaged Property. Any such action shall not be deemed a waiver or Mortgagee’s rights to
enforce this Mortgage and/or to declare a Default of the Mortgage and/or loan documents.

4. Discharge of Liens: Mortgagor shall not permit another lien or mortgage to be
placed ahead of this mortgage, excluding that certain Mortgage and Security Agreement entered
into by and between Mortgagor and Altamar Financial Group, LLC (the “Superior Mortgage™),
and shall immediately advise Mortgagee of such lien. Mortgagor shall take all necessary actions
to remove any such lien from the Mortgage Property. Mortgagee, at its sole option, may take all
necessary actions to remove such liens from the Mortgaged Property. Any funds expended by
Mortgagee in removing said liens will be considered an advance of funds to Mortgagor.
Mortgagor will be required to repay any such advance within ten (10) days written notice by
Mortgagee. Failure to repay such an advance after notice will constitute an Event of Default. The
lien of this Mortgage is subordinate to Superior Mortgage and any renewals, modifications or
extensions thereof, as well as any future advances that may be made under the terms and
provisions of said Superior Mortgage.
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5. Real Estate Taxes: Mortgagor shall provide proof of payment of annual real
estate taxes by March 15, for the preceding year’s taxes. Failure of Mortgagor to pay the taxes by
such date shall constitute an event of default. Mortgagee may, at its sole option, pay the taxes
and the full amount of such payment by Mortgagee shall be added to the principal balance owed
on the mortgage and shall accrue interest at the maximum rate allowable by law.

6. Appointment of Receiver: The Mortgagee may, at any time pending a suit upon
this mortgage, apply to the court having jurisdiction thereof for the appointment of a receiver,
and such court shall forthwith appoint a receiver, and such receiver shall have all the broad and
effective functions and powers in anywise entrusted by a court to a receiver, and such
appointment shall be made by such court as an admitted equity and a matter of absolute right to
said Mortgagee. The rents, profits, income, issues, and revenues shall be applied by such receiver
according to the lien of this mortgage. :

7. Event of Default: Each of the following shall constitute a default (each, an Event
of Default) hereunder:

7.1 If any of the sums of money due and owing to Mortgagee under the terms
of the Commercial Promissory Note and this Mortgage, including but not limited to any advance
made by Mortgagee for the payment of insurance or taxes, or an advance to preserve the
Mortgaged Property and/or to remove a lien or other encumbrance, are not paid within 5 days
after same become due and payable, or 10 days for repayment of any advance made by
Mortgagee after notice;

7.2 If each of the stipulations, and agreements, conditions and covenants of
the Commercial Promissory Note and this Mortgage, or either, are not fully performed or
complied with, including by not limited to the timely payment of real estate taxes and/or the
securing and maintaining insurance;

7.3 The filing by Borrower, Mortgagor, and Guarantor of a petition secking
relief, or the granting of relief, under the Federal Bankruptcy Code or any similar federal or state
statute; any assignment for the benefit of creditors made by Borrower, Mortgagor, or Guarantor,
unless with respect to any involuntary proceeding, it is dismissed within sxity (60) days after its
filing; the appointment of a custodian, receiver, liquidator or trustee for Borrower, Mortgagor, or
Guarantor in connection with bankruptcy or an assignment for the benefits of creditors; if
Mortgagor or Guarantor become insolvent and/or Mortgagor and/or Guarantor fail to pay their
debts as they become due;

7.4 The dissolution, liquidation, merger, consolidation, or reorganization of
Borrower and/or Mortgagor or the institution of any proceeding to effect any of the foregoing;

7.5 The filing, entry or issuance of any judgment, cxccution, garnishment,
attachment, distraint or lien in excess of $50,000 against either Mortgagor and/or Guarantor or
their property, unless such judgement, execution, garnishment, attachment, distraint or lien is
discharged by Mortgagor and/or Guarantor within sixty (30) days afier their respect of actual
knowledge of its filling, entry, or issuance.




CFN: 20220925823 BOOK 33499 PAGE 2428

8. Remedies of Mortgagee: Upon an Event of Default by Mortgagor and/or
Guarantor, Mortgagee shall be entitled to pursue all remedies in law and in equity, including but
not limited to accelerating the outstanding indebtedness, filing suit in a court of law seeking
damages for breach of the Commercial Promissory Note or any of the Loan Documents as
described in the Commercial Promissory Note and this Mortgage, and at the election of
Mortgagee, filing a foreclosure action against all real and personal property secured by this
Mortgage. Mortgagee may recover all reasonable attorney’s fees and costs in any suit, action, or
proceeding through and including any appeals or bankruptcy proceedings from Borrower,
Mortgagor, and/or Guarantor. Mortgagor acknowledges that this Mortgage is a material
inducement for Mortgagee to issue the Loan to Mortgagor and accepts this material inducement
as sufficient consideration to give Mortgagee this Mortgage. Mortgagor waives any claim that
Mortgagor did not receive sufficient consideration from Mortgagee in exchange for this
Mortgage.

0. Assignment of Rents and Leases: Mortgagor hereby assigns all right, title and
interest of Mortgage in and to all rents, royalties, issues, profits, revenues, income and other
benefits of and from all or any part of the Mortgaged Property or any business conducted thercon
by Mortgagor, without limitation, and all rights of Mortgagor to collect and receive the same to
Mortgagee, provide, however, that permission is hereby given by Mortgagee to Mortgagor, so
long as no Event of Default shall have occurred and be continuing, to collect and use such rents,
royalties, issues, profits, revenues, income and other benefits as they become due and payable,
but not in advance thereof, which permission shall terminate immediately without notice to
Mortgagor upon the occurrence of, and during the continuance of, any Event of Default.
Mortgagor further covenants that all rents and other income actually received by Mortgagor in
respect of the Mortgaged Property, including, without limitation, expense reimbursements from
tenants, business or rental interruption insurance, but excluding casualty insurance proceeds and
condemnation proceeds, shall be used first to pay debt service and other amounts as coming due
under the Loan Documents, then for operating expenses associated with the Mortgaged Property,
and then, provided no Event of Default shall exist, for general operating purposes of Mortgagor.

10. Sccurity Agreement: Mortgagor hereby grants to Mortgagee a secured interest in
all equipment, improvements, fixtures and any other personal property and fixtures located on
the Mortgaged Property. This Mortgage shall act as a security agreement and fixture filing for
the purpose of creating and perfecting a security interest in all such personal property and
fixtures. In addition to all rights and remedies specified in this Mortgage, Mortgagee shall have
all the rights and remedies of a secured party under the Florida Uniform Commercial Code, as
amended (the “UCC”) and other applicable law.

11 Mortgagee’s Right to Preserve its Lien Rights: Mortgagee is hereby
irrevocably authorized, at Mortgagee’s option, to institute and maintain any and all suits and
proceedings as Mortgagee may deem advisable to prevent any impairment of the Mortgaged
Property or the security of this Mortgage by any unlawful acts or omissions; to prevent the
occurrence or continuance of any violation of this Mortgage or any of the Loan Documents; to
foreclose this Mortgage after the occurrence of an event of default; to preserve and protect its
interest in the Mortgaged Property; to restrain the enforcement of or compliance with any
legislation or other governmental enactment, rule or order that may be unconstitutional or

4
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@nvalid, if the enforcement of or compliance with such legislation, enactment, rule or order mi ght
umpair the Mortgaged Property or the security of this Mortgage or be prejudicial to Mortgagee’s
interest.

12. Choice of Law: This Mortgage and the Note hereby secured shall be construed
and enforced according to the laws of the State of Florida.

13. Transfer of Title: The principal sum secured hereby, along with any interest to
be paid in accordance with the terms of the Commercial Promissory Note secured hereby, shall
immediately become due and payable without notice, if a transfer of title to the premises by sale
or otherwise is made without Mortgagee’s written consent, while this mortgage remains a lien
thereon, at the option of Mortgagee, his successors, legal representatives, or assigns.

14. Waiver of Jury Trial: MORTGAGOR HEREBY IRREVOCABLY WAIVES,
TO THE FULLEST EXTENT PERMITTED BY APPLICABLE LAW, ANY RIGHT IT MAY
HAVE TO A TRIAL BY JURY IN ANY LEGAL PROCEEDING DIRECTLY OR
INDIRECTLY RELATING TO THIS MORTGAGE, THTE NOTE, THE LOAN
DOCUMENTS OR THE TRANSACTIONS CONTEMPLATED HEREBY OR THEREBY
WHETHER BASED ON CONTRACT, EQUITY, TORT OR ANY OTHER THEORY.

15. Submission to Jurisdiction. Mortgagor hereby irrevocably and unconditionally:
(1) agrees that any legal action, suit or proceeding arising out of or relating to this Mortgage may
be brought in the state court of Miami-Dade County, Florida; and (ii) submits to the exclusive
jurisdiction of any such court in any such action, suit or proceeding. Final judgment against
Borrower in any action, suit or proceeding shall be conclusive and may be enforced in any other
Jjurisdiction by suit on the judgment.

16. Waiver of Conditions and Acknowledgments: All conditions to any agreement
or obligation of Mortgagee under this Mortgage or any of the other Loan Documents are solely
for the benefit of Mortgagee. Any or all such conditions may be waived or modified at any time
or times by Mortgagee. No such waiver or modification in any particular instance shall affect
Mortgagee’s discretion in dealing with any such condition in any other instance. Mortgagor
affirms that this Mortgage and Security Agreement and its terms shall not be construed against
the drafter, as each party hereto has assisted in its drafting.

17. Future Advances: This Mortgage is given to secure not only existing
indebtedness, but also future advances, whether such advances are obligatory or are to be made
at the option of Mortgagee, or otherwise, as are made within twenty (20) years from the date
hereof, to the same extent as if such future advances are made on the date of the execution of this

Mortgage. The total amount of indebtedness that may be so secured may decrease to a zero
amount from time to time, or may increase from time to time, but the total unpaid balance so

secured at one time shall not exceed $25,000,000, plus interest thereon, and any disbursements
made for the payment of taxes, levies, insurance, or other advances made to protect the priority
of the lien granted hereby or the condition of the Mortgaged Property.




CFN: 20220925823 BOOK 33499 PAGE 2430

18. Escrow of Real Estate Taxes: Upon executing Mortgagor’s new loan with its
senior lender, Mortgagor, upon request of Mortgagee, shall provide proof to Mortgagee that an
escrow 18 being maintained to ensure payment of real estate taxes.

. 19. Notices. Any notice or communication required or permitted under this Mortgage shall
be given in writing, sent by (a) personal delivery, or (b) expedited delivery service with proof of delivery,
or (c) United States Mail, postage prepaid, registered or certified mail, addressed as follows:

If to Mortgagor: 1505 Ponce SPE, LLC
299 Alhambra Circle, Suite 510
Coral Gables, FL 33134
Attn: Rishi Kapoor

With a copy to: Goodkind & Florio, P.A.
4121 La Playa Blvd.
Miami, Florida 33133
Attn: Kenneth Florio

If to Mortgagee: The Halpern Family Trust
c/o Rob Hyman, P.A.
110 SE 6* Street, Suite 1700
Fort Lauderdale, Florida 33301

With a copy to: Rob Hyman, Esq.
Rob Hyman, P.A.
110 SE 6* Street, Suite 1700
Fort Lauderdale, Florida 33301

Notice shall be deemed to have been given and received: (a) if by hand delivery, upon delivery; (b) if by
mail, two (2) calendar days after the date first deposited in the United States mail; and (¢) if by overnight
courier, on the date scheduled for delivery. A party may change its address by giving written notice to the
other party as specified herem.;

20. Remedies Cumulative. The rights and remedies of Mortgagee as provided in this
Mortgage or in any other Loan Document shall be cumulative and concurrent, may be pursued separately,
successively or together, may be exercised as often as occasion therefor shall arise, and shall be in
addition to any other rights or remedies conferred upon Mortgagee at law or in equity. The failure, at any
one or more times, of Mortgagee to assert the right to declare any liabilities due, grant any extension of
time for payment of any liabilities, take other or additional security for the payment thereof, release any
security, change any of the terms of the Loan Documents, or waive or fail to exercise any right or remedy
under any Loan Document shall not in any way affect this Mortgage or the rights of Mortgagee.

6
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21. No Implied Waiver. Mortgagee shall not be deemed to have modified or waived any of
its rights or remedies hereunder unless such modification or waiver is in writing and signed by
Mortgagee, and then only to the extent specifically set forth therein. A waiver in one event shall not be
construed as continuing or as a waiver of or bar to such right or remedy on a subsequent event.

22, Partial Invalidity. The invalidity or unenforceability of any one or more provisions of
this Mortgage shall not render any other provision invalid or unenforceable. In licu of any invalid or
unenforceable provision, there shall be added automatically a valid and enforceable provision as similar
in terms to such invalid or unenforceable provision as may be possible.

23. Binding Effect. The covenants, conditions, waivers, releases and agreements contained
in this Mortgage shall bind, and the benefits thereof shall inure to, the parties hereto and their respective
heirs, executors, administrators, successors and assigns and are intended and shall be held to be real
covenants running with the land; provided, however, that this Mortgage cannot be assigned by Mortgagor
without the prior written consent of Mortgagee, and any such assignment or attempted assignment by
Mortgagor shall be void and of no effect with respect to Mortgagee.

24. Modifications. This Mortgage may not be supplemented, extended, modified or
terminated except by an agreement in writing signed by the party against whom enforcement of any
waiver, change, modification or discharge is sought.

25. Commercial Loan. Mortgagor represents and warrants that the loans or other financial
accommodations included as Liabilities secured by this Mortgage were obtained solely for the purpose of
carrying on or acquiring a business or commercial investment and not for residential, consumer or
household purposes.

26. Joint and Several Liability. If Mortgagor consists of more than one person or entity,
the word “Mortgagor” shall mean each of them and their liability shall be joint and several.

27. Non-Merger. In the event Mortgagee shall acquire title to the Property by conveyance
from Mortgagor or as a result of foreclosure, this Mortgage shall not merge in the fee estate of the
Property but shall remain and continue as an existing and enforceable lien for the Liabilities secured
hereby until the same shall be released of record by Mortgagee in writing.

28. American With Disabilities Act: Mortgagor covenants and agrees that, during the term
of the Loan, the Property is and will be in full compliance with the Americans With Disabilities Act
("ADA") of July 26, 1990, 42 U.S.C. Section 12191, et. seq. as amended from time to time, and the
regulations promulgated pursuant thereto. Mortgagor shall be solely responsible for all ADA compliance
costs, including, without limitation, attorneys' fees and litigation costs, which responsibility shall survive
the repayment of the Loan and foreclosure of the Property.

29, U.S.A. Patriot Act.

(a) Mortgagor hereby represents and warrants to, and covenants with,
Mortgagee that as of the date hereof and until such time as the obligations shall be paid in full:
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(1) None of the entities comprising Mortgagor or any guarantor, any of its
direct or indirect constituents or affiliates, or any of their respective officers or directors
(including officers or directors of any such constituents or affiliates), and, to Mortgagor’s
knowledge, any of their respective brokers, investors or other agents acting or benefiting in any
capacity in connection with the Loan, is a Prohibited Person (as defined below);

(ii) None of the entities comprising Mortgagor, any guarantor, or any of its
direct or indirect constituents or affiliates, any of their respective officers or directors (including
officers or directors of any such constituents or affiliates) (A) to Mortgagor’s knowledge, has
conducted or will conduct any business or has engaged or will engage in any transaction or
dealing with any Prohibited Person, including making or receiving any contribution of funds,
goods or services to or for the benefit of any Prohibited Person, (B) to Mortgagor’s knowledge,
has dealt or will deal in, or otherwise has engaged or will engage in any transaction relating to,
any property or interests in property blocked pursuant to the Executive Order (as defined below);
or (C) has engaged or will engage in or has conspired or will conspire to engage in any
transaction that evades or avoids, or has the purpose of evading or avoiding, or attempts to
violate, any of the requirements or prohibitions set forth in the Executive Order or the Patriot Act
(as defined below):

(1) To Mortgagor’s knowledge. none of the brokers, investors or other
agents for any entity comprising Mortgagor, any guarantor, or any indemnitor or principal under
the Loan Documents acting in any capacity in connection with the Loan (A) has conducted or will
conduct any business or has engaged or will engage in any transaction or dealing with any
Prohibited Person, including making or receiving any contribution of funds, goods or services to
or for the benefit of any Prohibited Person; (B) has dealt or will deal in, or otherwise has engaged
or will engage in any transaction relating to, any property or interests in property blocked
pursuant to the Executive Order; or (C) has engaged or will engage in or has conspired or will
conspire to engage in any transaction that evades or avoids, or has the purpose of evading or
avoiding, or attempts to violate, any of the requirements or prohibitions set forth in the Executive
Order or the Patriot Act;

(1v) Mortgagor covenants and agrees to deliver to Mortgagee any
certification or other evidence requested from time to time by Mortgagee, confirming
Mortgagor’s compliance with this Section;

(v) Mortgagor represents and warrants that to its knowledge Mortgagor, all
guarantors, and all of their respective affiliates (including any officers and directors of any of the
foregoing) are in full compliance with all applicable orders, rules and regulations issued by, and
recommendations of, the U.S. Department of the Treasury and OFAC (as defined below) pursuant
to IEEPA (as defined below), the Patriot Act, other legal requirements relating to money
laundering or terrorism and any executive orders related thereto;

(vi) At all times throughout the term of the Loan, Mortgagor, and all of its
respective affiliates (including any officers and directors of any of the foregoing) shall be in full
compliance with all applicable orders, rules and regulations issued by, and recommendations of,
the U.S. Department of the Treasury and OFAC pursuant to IEEPA, the Patriot Act, other legal
requirements relating to money laundering or terrorism and any executive orders related thereto;
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(vii)  Mortgagor does not believe, and has no reason to believe, that any of its
investors is a “Prohibited Foreign Shell Bank™ (as defined in the Patriot Act), or is named on any
available lists of known or suspected terrorists, terrorist organizations or of other sanctioned
persons issued by the United States government and/or the government(s) of any jurisdiction(s) in
which Mortgagor is doing business.

(viii)  Mortgagor covenants that it will adopt appropriate policies, procedures
and internal controls to be fully compliant with any additional laws, rules or regulations relating
to money laundering and/or terrorism, including the Patriot Act, to which it may become subject;

(ix) Mortgagor does not believe, and has no reason to believe, that the person
or entity from whom Mortgagor acquired the Property is a Prohibited Foreign Shell Bank, or is
named on any available lists of known or suspected terrorists, terrorist organizations or of other
sanctioned persons issued by the United States government and/or the government(s) of any
Jurisdiction(s) in which Mortgagor is doing business;

(x) Mortgagor will advise Mortgagee immediately of any material change
that would affect the representations, covenants and warranties provided in this Section.

(b) For purposes hercof, “IEEPA” means the International Emergency
Economic Power Act, 50 U.S.C. Section 1701 et. seq. “OFAC” means the U.S. Department of
Treasury’s Office of Foreign Assct Control. “Patriot Act” means the Uniting and Strengthening
America by Providing Appropriate Tools Required to Intercept and Obstruct Terrorism Act of
2001 (Public Law 107-56) (The USA Patriot Act). “Prohibited Person” means any Person: (i)
listed in the Annex to, or is otherwise subject to the provisions of, the Executive Order No. 13224
on Terrorist Financing, effective September 24, 2001, and relating to Blocking Property and
Prohibiting Transactions With Persons Who Commit, Threaten to Commit, or Support Terrorism
(the “Executive Order™); (ii) that is owned or controlled by, or acting for or on behalf of, any
person or entity that is listed in the Annex to, or is otherwise subject to the provisions of the
Executive Order; (iii) with whom Mortgagee is prohibited from dealing or otherwise engaging in
any transaction by any terrorism or money laundering legal requirements, including the Patriot
Act and the Executive Order; (iv) that commits, threatens or conspires to commit or supports
“terrorism” as defined in the Exccutive Order; (v) that is named as a “specifically designated
national (SDN)” on the most current list published by the U.S. Treasury Department Office of
Foreign Assets Control at its official website,
http;//www treas/gov/offices/enforcement/ofac/t] Isdn.pdf or at any replacement website or other
replacement official publication of such list or is named on any other U.S. or foreign government
or regulatory list issued post-09/11/01; (vi) that is covered by IEEPA, OFAC or any other law,
regulation or executive order relating to the imposition of economic sanctions against any
country, region or individual pursuant to United States law or United Nations resolution: or (vii)
that is an affiliate (including any principal, ofticer, immediate family member or close associate)
of a person or entity described in one or more of clauses (i) — (vi) of this definition of Prohibited
Person.
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IN WITNESS WHEREOF, Mortgagor, intending to be legally bound, has duly executed and
delivered this Mortgage and Security Agreement as of the day and year first above written.

WITNESS: MORTGAGOR:

" 1505 Ponce SPE, LLC, a Delaware limited

~

Print Name: ﬁ Z : ; ! : liability company
Y Y™ o KT
[ !

- , ized Sienat
Print Name: p L m_ Rishi Kapoor, Authorized Signatory
STATE OF FLORIDA )
SS:
COUNTY OF MIAMI-DADE ) The foregoing instrument was acknowledged before me

by means of [X] physical presence or [__] online notarization, this 2/ _day of November, 2022 by

Rishi Kapoor, the Authorized Signatory of 1505 Ponce SPE, LLC, a De ¢ limited liability company,

on behalf of the company. He is personally known to me (NO) or has produced
as identification.

cloddy

Notary Public

[Notarial Seal]

A

Printed Name of Notary

10
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EXHIBIT “A”

PARCEL I:

Lots 1 through 5, inclusive, and Lots 17 through 22, inclusive, Block 36, of REVISED PLAT OF
CORAL GABLES DOUGLAS SECTION, according to the Plat thereof, as recorded in Plat
Book 25, Page 69, of the Public Records of Miami-Dade County, Florida.

PARCEL 2:
Lot 6, Block 36, REVISED PLAT OF CORAL GABLES DOUGLAS SECTION, according to

the Plat thereof, as recorded in Plat Book 25, Page 69, of the Public Records of Miami-Dade
County, Florida.
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DATE:04/02/2024 12:55:30 PM

JUAN FERNANDEZ-BARQUIN

CLERK OF THE COURT & COMPTROLLER
MIAMI-DADE COUNTY, FL

Prepared by, and upon recordation return to:

Rob Hyman, Esq.

Rob Hyman, P.A.

110 SE 6™ Street, Suite 1700
Fort Lauderdale, Florida 33301

ASSIGNMENT OF MORTGAGE
March 26, 2024

KNOW ALL MENBY THESE PRESENTS that the Halpern Family Trust, a Florida Trust

(“Assignor”), whose mailing address is c/o Rob Hyman, P.A., 110 SE 6% Street, Suite 1700, Fort
Lauderdale, Florida 33301, as Mortgagee of. that certain mortgage with Mortgagor, 1505 Ponce
SPE, LLC, in consideration of the sum of TEN AND NO/100 DOLLARS ($10.00) and other
valuable consideration received at or before the execution and delivery of these presents, the
receipt whereof is hereby acknowledged, does hereby grant, bargain, sell, assign, transfer and set
over to LDHC Holdings, LLC (“Assignee”), whose mailing address is c/o Rob Hyman, P.A., 110

SE 6" Street, Suite 1700, Fort Lauderdale, Florida 33301, all of Assignor’s right, title and interest
in, to the Mortgage and Security Agreement recorded in Official Records Book 33499, Page 2425,

all of the Public Records of Miami-Dade County, Florida, (the “Assigned Mortgage”).

TO HAVE AND TO HOLD the same unto Assignee and Assignee’s successors and
assigns forever. This assignment is made by Assignor without recourse, representation, or
warranty of any kind, except that Assignor represents and warrants that (i) Assignor is the owner
and holder of the Assigned Mortgage, (ii) Assignor has full right, title and authority to transfer
same, and (iii)Assignor has not heretofore assigned, sold or encumbered all or any part thereof.

[Remainder of page intentionally left blank]
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EXECUTED as of the date first written above:

ASSIGNOR:
The Halpern Family Trust

A /%/

Martin Ha]éern, Trustee

STATE OF FLORIDA )
}SS:
COUNTY OF BROWARD )

The undersigned, a Notary Public for the County and State aforesaid, does hereby certify
that Martin Halpern came before me this day [ & in my physical presence or | | by online
notarization and acknowledged that he is the trustee of the Halpern Family Trust, a Florida trust,
that he executed the foregoing instrument, and acknowledged to me that the same was the act of
the said trust and that he executed the same as the act of said trust for the purposes and
consideration therein expressed and in the capacity therein stated.

WITNESS my hand and official stamp or seal, this &5\, day of March 2024.

==

Notary Public Stale of Flarida Signatute of Notary Public
. Danielle Lavoile (Print Name), Dande 4. e oot

My @:ommassmn HH 065038
Expires 11/18/2024 Notary Public, State and County aforesald

Signature Page to Assignment of Mortgage
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DATE:12/15/2022 03:48:22 PM
HARVEY RUVIN, CLERK OF COURT, MIA-DADE CTY

Prepared by and after
recording return to;

Maggie Barreto Tercilla, Esquire
Avila Rodriguez Hemandez

Mena & Garro LLP

2525 Ponce de Leon Blvd,, Suite 1225
Coral Gables, Florida 33134

SUBORDINATION, STANDSTILIL, AND WAIVER AGREEMENT

THIS SUBORDINATION, ST AN agSE,ILL AND WAIVER AGREEMENT (this
“Agreement”) is made this 2 day of T, 2022, by and between ALTAMAR FINANCIAL
GROUP LLC, a Florida limited liability company, having an address at 1000 Brickell Avenue, Suite
580, Miami, Florida 33131 (together with its successors and assigns, “Semior Lender’), THE
HALPERN FAMILY TRUST, a Florida statutory trust having an address care of Rob Hyman, P.A., 110
SE 6" Street, Suite 1700, Fort Lauderdale, Florida 33301 (together with its successors and assigns,
“Junior Lender), 1505 PONCE SPE, LLC, a Delaware limited liability company, having an address at
c/o Location Ventures, 299 Alhambra Circle, Suite 510, Coral Gables, Florida 33134 (“the “Borrower”)
and RISHI KAPOOR, an individual, having an address at ¢/o Location Ventures, 299 Alhambra Circle,
Suite 510, Coral Gables, Florida 33134 (individually and together with its successors and permitted
assigns, a “Jumior Guarantor”). The Borrower and Junior Guarantor are hercinafter referred to
collectively as the “Borrower Parties™.

RECITALS

A, Senior Lender has made a loan to Borrower in the original principal amount of TWENTY
MILLION AND NO/100 DOLLARS (320,000,000.00}, (the “Senior Loan™) pursuant t{o the terms and
conditions set forth in that certain Loan Agreement dated of even date herewith between Senior Lender
and Borrower (as amended and modified from time to time, the “Senior Loan Agreement’) and
evidenced by that certain Promissory Note dated even date herewith made by Borrower in favor of Senior
Lender (as the same may be amended or restated from time to time, the “Senior Loan Note”).

B. Borrower's obligations under the Senior Loan Agreement and Senior Loan Note are
secured by that certain (i) Mortgage and Security Agreement dated of even date herewith made by
Borrower in favor of Senior Lender recorded on [2/12/2 ¢ . in Official Record Book 33Yf9 , Page

1373 of the Official Records of Miami-Dade County, Florida (as amended and modified from fime to
time, the “Senior Morigage”) which encumbers certain real property more particularly described on
Exhibit A attached hereto (the “Property”); (i) Assignment of Leases and Rents dated of even date
herewith made by Borrower in favor of Senior Lender recorded on 172 /2 /272, in Official Record Bock

S48, Page 23177  of the Official Records of Miami-Dade County, Florida (as amended and modified
from time to time, the “Senior Loan Assignment of Leases”) and (iii) Guaranty dated as of even date
herewith made by Junior Guarantor in favor of Senior Lender {(as the same may be amended or restated
from time to time, the “Senior Loan Guaranty”). The Senior Loan Note, the Senior Loan Agreement, the
Senior Loan Mortgage, the Senior Loan Assignment of Leases, the Senior Loan Guaranty, and ail other
documents now or hereafler evidencing, securing or otherwise relating to the Senior Loan are collectively
referred to herein as the “Senior Loan Documents”™),

{00354011.DOCK v.9
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C. Borrower is indebted to Junior Lender in the aggregate principal amount of TEN
MILLION AND NO/100 DOLLARS ($10,000,000.00) (the “Junior Loan™) evidenced by that certain
Commercial Promissory Note dated even date herewith made by Borrower in favor of Junior Lender (as
the same may be amended or restated from time to time, the “Junior Loan Nete”).

D. Borrower’s obligations under the Junior Note are secured by that certain (i) Mortgage and
Security Agreement dated as of even date herewith made by Borrower in favor of Junior Lender recorded
on 1Zire /e, in Official Record Book 33499 . Page 43 9  of the Official Records of Miami-Dade
County, Florida which encumbers the Property (as the same may be amended or restated from time to
time, the “Junior Loan Mortgage”) and (it} Commercial Guaranty dated as of even date herewith made
by Junior Guarantor in favor of Junior Lender (as the same may be amended or restated from time to time,
the “Junior Loar Guaranty™). The Junior Loan Note, the Junior Loan Mortgage, the Junior Loan
Guaranty, and all other documents now or hereafler evidencing, securing or otherwise relating to the
Junior Loan, collectively, the “Junior Loan Documents™).

E. In consideration for Senior Lender’s agreement to permit Borrower to obtain the Junior
Loan, Junior Lender has agreed that the Junior Loan and the Junior Loan Documents are to be
subordinated to the Senior Loan and the Senior Loan Documents in all respects.

F. Sentor Lender and Junior Lender desire to set forth their agreement as to the priorities of
their respective claims, rights, and security interests in and to their respective mortgage liens and to other
matters as expressly set forth herein.

NOW, THEREFORE, in consideration of the foregoing, the parties hereby covenant and agree
as follows:

ARTICLE 1
DEFINED TERMS

Section 1.1 Definitions. Unless otherwise defined herein, all capitalized terms used
herein and defined in the Senior Loan Agreement are used herein as therein defined. The following terms
shall have the meanings herein specified unless the context otherwise requires (such meanings to apply to
such terms in both the singular and plural forms):

“Borrower Parties” is defined in the Recitals,

“Enforcement Action” shall mean the commencement of the exercise of any remedies
against any of the Borrower Parties including, without limitation, the commencement of any litigation or
proceeding, including the commencement of any foreclosure proceeding, the exercise of any power of
sale, the sale by advertisement, the taking of a deed or assignment in lieu of foreclosure, the obtaining of a
receiver or the taking of any other enforcement action against, or the taking of possession or control of,
any of the Property.

“Insolvency Proceeding™ shall mean any proceeding under Title 11 of the United States
Code {11 U.5.C. Sec. 101 et. seq.) or any other insolvency, liquidation, reorganization or other similar
proceeding concerning Borrower, any action for the dissolution of Borrower, any proceeding (judicial or
otherwise) concerning the application of the assets of Borrower, for the benefit of its creditors, the
appointment of or any proceeding seeking the appointment of a trustee, receiver or other similar custodian
for all or any substantial part of the assets of Borrower or any other action concerning the adjustment of
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the debts of Borrower, the cessation of business by Borrower, except following a sale, transfer or other
disposition of all or substantially all of the assets of Borrower in a transaction permitted under the Senior
Loan Documents.

“Junior Loan™ is defined in the Recitals.

“Junior Loan Documents’ is defined in the Recitals.

“Junior Loan Guaranty” is defined in the Recitals.

“Junior Loan Mortgage™ is defined in the Recitals.

“Junior Loan Note” is defined in the Recitals.

&

‘Obligations™ shall mean, collectively, all present and future indebtedness, obligations,
duties and liabilities of Borrower to Senior Lender arising pursuant to the Senior Loan Agreement and the
other Senior Loan Documents or evidenced by the Senior Note, and all interest accruing thereon, together
with reasonable attorneys’ fees and disbursements incurred in the drafting, negotiation, enforcement or
collection thereof and of the other Senior Loan Documents, regardless of whether such indebtedness,
obligations, duties or liabilities are direct, indirect, fixed, contingent, joint, several or joint and several.

“Property” is defined in the Recitals.
“Senior Loan™ is defined in the Recitals.

“Senior Loan Agreement” is defined in the Recitals.

“Senior Loan Assignment of Leases”™ is defined in the Recitals,

“Senior Loan Documenis™ is defined in the Recitals.

*Senior Loan Guaranty” is defined in the Recitals.

e

Senior Mortgage™ is defined in the Recitals.
“Senior Note™ is defined in the Recitals.

ARTICLE 11
SUBORDINATION; STANDSTILL: PAYMENTS

Section 11.1 Subordination. Junior Lender hereby agrees that the Junior Loan is and
shall be subordinate, in all respects, to the extent and in the manner hereinafter set forth, io the prior
indefeasible payment in full of the Senior Loan and the satisfaction of all Obligations under the Senior
Loan. No payment shall be made by or on behalf of Borrower for or on account of the Junior Loan, and
Junior Lender shall not take or receive from Borrower, directly or indirectly, in cash or other property or
by setoff or in any other manner, including, without limitation, from or by way of collateral, payment of
all or any of the Junior Loan, unless and until the Senior Loan shall have been indefeasibly paid in full
and all Obligations under the Senior Loan satisfied and performed. Notwithstanding the foregoing, so
long as (i} no Default or Event of Default has occurred and is continuing under the Senior Loan
Documents, and (ii) Borrower has paid interest and any other amounts then due and payable under the
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Senior Leoan Documents, Borrower may make or cause to be made, payments of non-default rate interest
under the Junior Loan. The provisions of this Agreement shall apply to the lien of, and Senior Lender's
rights and interest under, the Senior Loan Documents as the same may be revised to evidence any
restructuring or refinancing of the Senior Loan.

Section 11.2 Standstill; Limitation on Junior Lender Rights.

{a) Although the rights of Junior Lender under the Junior Loan Documents in and to
the Property and the proceeds thereof are expressly subject and subordinate to the rights of Senior Lender
in and to the Property and the proceeds thereof in all respects, such subordination shall not prevent Junior
Lender from seeking, requiring. accepting or enforcing any rights with respect to the Junior Loan
Documents and the Property prior to Senior Lender enforcing its rights under the Senior Loan Documents
and to the Property, it being expressly acknowledged and agreed by Senior Lender that Junior Lender
shall have the right at any time and from time {o time, to declare a default under the Junior Loan
Documents and otherwise enforce its rights and remedies under such Junior Loan Documents provided
and on condition that Junior Lender complies with the provistons of this Agreement. Until the Senior
Loan shall have been indefeasibly paid in full and all Obligations under the Senior Loan satisfied and
performed, Junior Lender may only pursue specific performance remedies against Borrower and/or
Guarantor under the Junior Loan Documents and not monetary damages.

(b) Notwithstanding the provisions of Section 2.02 {a} above, Junior Lender hereby
acknowledges and agrees that it shall not {A) accelerate the Junior Loan or any portion thereof, or (B)
take any Enforcement Action until at least sixty (60) days have elapsed following Senior Lender’s receipt
of written notice from Junior Lender of Borrower’s default under the Junior Loan Documents; provided,
however, Junior Lender may take any action permitted under the Junior Loan Documemnts including but
not limited to accelerating the loan and/or pursuing monetary damages, prior to the expiration of such 60-
day cure period, if (i) Senior Lender expressly elects not to cure Borrower's default as provided in Section
3.02 below, {ii) Borrower’s default is of such a nature that it cannot be cured by Senior Lender within
such 60-day period and Junior Lender must take immediate action in order to preserve and/or maintain
Junior Lender’s security in the Property, or (iii) an Insolvency Proceeding has been commenced and
Junior Lender must take immediate action in order to preserve and/or maintain Junior Lender’s security in
the Property and/or secure Junior Lender’s status as a secured creditor in any such Insoivency Proceeding.
Any exercise of any remedy in connection with the Junior Loan Documents in violation of the provisions
hereof shall be void ab initio and of no effect whatsoever.

Section I1.3 Non-Interference by Junior Lender. Until such time as Junior Lender is
permitted to take an Enforcement Action in accordance with the terms of Section 2.02, Junior Lender
shall not institute any judicial or administrative proceeding against any of the Borrower Parties or against
Senior Lender which directly or indirectly would interfere with or delay the exercise by Senior Lender of
their rights and remedies in respect of the Property or any part thereof or under the Senior Loan
Documents or this Agreement. Without limiting the generality of the foregoing, in any Insolvency
Proceeding, Junior Lender shall not object to or oppose any efforts by Senior Lender to obtain relief from
the automatic stay under Section 362 of the United States Bankruptcy Code or to seek to cause such
entity's bankrupicy estate to abandon the Property (or any portion thereof) that is subject to the Senior
Mortgage unless such action is required to (i) preserve Junior Lender’s security interest in the Property,
and (i1} secure Junior Lender’s status as a secured creditor in any Insolvency Proceeding,

Section 1.4 Distributions Held in Trust. Except as permitted in Section 2.01 above,
if Junjor Lender shall receive any cash distributions in respect of, or other proceeds of, the Property
(including, without limitation, (iit) any judgments, awards, settlements and all insurance proceeds paid for
any damage to the Property, or (iv) any compensation, awards and other payments resulting from
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condemnation, Junior Lender shall hold the same in trust, as trustee, for the benefit of Senior Lender and
shall promptly deliver the same to or at the direction of Senior Lender in precisely the form received
{except for the endorsement or assignment thercof by such Junior Lender without recourse or warranty), it
being understood that it is the intention of the parties that, until the Senior Loan (without regard to any
medifications thereof arising by reason of or in connection with an Insolvency Proceeding) is indefeasibly
repaid in full and all Obligations under the Senior Loan Documents have been performed and satisfied,
Senior Lender shall be entitled to receive all proceeds relating to any realization upon, distribution in
respect of or interest in any of the Property as and to the extent set forth in the Senior Loan Documents.
In the event Junior Lender fails to make any such endorsement or assignment, Senior Lender, or any of its
officers or employees, is hereby irrevocably authorized to make the same. The foregoing shall not
preclude (i) the payment of non-defauit interest on the Junior Loan as permitted under Section 2.01
hereof, ar (ii) Junior Lender’s entitlement to any proceeds specifically awarded to Junior Lender under the
Junior Loan Documents by a court of competent jurisdiction.

Section I1.5 Casualty or Condemnation. If all or any material part of the Property
shall be damaged or taken through condemnation (pursuant to Section 2.12 of the Senior Mortgage), all
compensation, awards, proceeds or other payments resulting from such casualty insurance or
condemnation shall be paid directly to Senior Lender until such time as the Senior Loan shall have been
indefeasibly paid in full and the Obligations under the Senjor Loan shall have been satisfied and
performed. Junior Lender hereby agrees that the terms of the Senior Loan Documents supersede the
terms of the hunior Loan Documents with respect to such payments.

Section 11.6 Leases. Junior Lender hereby agrees that the approval or amendment of
any Leases (as defined in the Senior Mortgage) entered into by Borrower shail only require the consent of
Senior Lender, which consent may be withheld in Senior Lender’s sole and absolute discretion. The
consent of Junior Lender to such approval or amendment shall not be required until such time as the
Senior Loan shall have been indefeasibly paid in full and the Obligations under the Senior Loan shall
have been satisfied and performed.

ARTICLE II1

NOTICE OF DEFAULT;
WAIVER OF SUBROGATION; CONSENT

Section 1111 Notice of Default — Junior Loan. Junior Lender shall give Senior Lender
notice of any default or event of default by Borrower given under any of the Junior Loan documents at the
time such notice is given to Borrower, and further give to Senior Lender copies of all other notices and
correspondence given or received by Junior Lender in furtherance thereof or in connection therewith,
together with copies of any Enforcement Action (io the extent permitted herein) initiated under the Junior
Loan Documents and copies of all pleadings in respect thercof.

Section [IL.2  Senior Lender Opportunity to Cure Borrower Default — Junior Loan, Ifa
default shall occur by Borrower under the Junior Loan Documents, Senior Lender after being given
written notice by Junior Lender of such default, shall have the right (but not the obligation} to cure such
default. Senior Lender shall have sixty (60} days from the date of receipt of Junior Lender’s default
notice to cure Borrower’s default under the Junior Loan Documents. Until the expiration of Senior
Lender’s sixty (60) day cure period, Junior Lender shall not commence any Enforcement Action against
Borrower or accept a deed in lien of foreclosure except as provided in Section 2.02(b) above. It is
expressly agreed that the curing by Senior Lender of any default under the Junior Loan Documents or the
taking of any action by Senior Lender in connection therewith shall not be deemed an assumption by
Senior Lender of any of Borrower's obligations under the Junior Loan Documents. If Senior Lender shall
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have cured all events of default under the Junior Loan Documents, the Junior Loan Documents shall
continue 1n full force and effect upon the terms and conditions set forth in the Junior Loan Documents
(and Senior Lender thereupon shall be subrogated to the rights of the Junior Lender as to the same and the
same shall be additionally secured by the terms of the Senior Mortgage and other Senior Loan Documents
in accordance with their terms).

Section 1.3 Notice of Default — Senior Loan. Senior Lender will endeavor to give
Junior Lender a copy of any notice of default or event of default by Borrower given under any of the
Senior Loan documents at the time such notice is given to Borrower, and copies of all other notices and
correspondence given or received by Senior Lender in furtherance thereof or in connection therewith,
together with copies of any Enforcement Action initiated under the Senior Loan Documents and copies of
all pleadings in respect thereof. However, the failure to provide such copies will not affect the validity or
sufficiency of any notice to Borrower, will not affect Senior Lender’s rights and remedies under this
Agreement or any of the Senior Loan Documents, and will not subject Senior Lender to any claims by or
liability to Borrower or any other Person.

Section 111.4  Junior Lender Opportunity to Cure Barrower Default — Senior Loan. 1f a
default shall occur by Borrower under the Senior Loan Documents, Junior Lender after being given
written notice by Senior Lender of such default, shall have the right (but not the obligation) to cure such
default. Junior Lender’s right to cure shall extend for the permitted cure periods set forth in the Senior
Loan Documents, concurrently with those of Borrower under the Junior Loan Documents. Until the
expiration of Junior Lender’s cure period, Senior Lender shall not commence any Enforcement Action
against Borrower or accept a deed in Heu of foreclosure. 1t is expressly agreed that the curing by Junior
Lender of any default under the Senior Loan Documents or the taking of any action by Junior Lender in
connection therewith shall not be deemed an assumption by Junior Lender of any of Borrower’s
obligations under the Senior Loan Documents. If Junior Lender shall have cured all events of default
under the Senior Loan Documents, the Senior Loan Documents shall continue in full force and effect
upon the terms and conditions set forth in the Junior Loan Documents (and Junior Lender thereupon shall
be subrogated to the rights of the Senior Lender as to the same and the same shall be additionally secured
by the terms of the Junior Mortgage and other Junior Loan Documents in accordance with their terms).

Section 1II.5  Waiver of Subrogation. Except as permitted in Section 3.04 above,
Junior Lender hereby absolutely and irrevocably waives, to the fullest extent permitted by applicable law,
any rights it may have, by contract, at law or in equity, to be subrogated directly or indirectly to Senior
Lender’s rights against Borrower under the Senior Loan Documents or to Senior Lender’s liens on any of
the Property until the earlier of (x) ninety-one (91) days following the indefeasible payment in full of the
Senior Loan and the performance and satistaction of all Obligations under the Senior Loan Documents or
(y) ninety-one (91) days following the acquisition of the Senior Loan by Junior Lender, pursuant to terms
and conditions as determined by Senior Lender in its sole discretion (provided that such acquisition shall
not be deemed to be a right of Junior Lender).

ARTICLE IV

ADDITIONAL REPRESENTATIONS AND COVENANTS
OF JUNIOR LENDER

section IV.1  Representations and Covenants. Junior Lender hereby agrees as follows:

(a) Without limiting the generality of any other provisions of this Agreement, Senior
Lender may at any time and from time to time without the consent of, or notice to Junior Lender, and
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without incurring responsibility to Junior Lender, upon or without any terms or conditions and in whole
or in pari:

(i) change the manner, place or terms of payment or performance of, and/or
change or extend the time of payment or performance of, renew or alter, any portion of the Senior Loan or
any other obligations of any Person evidenced or secured by the Senior Loan Documents, any security
therefor, or any liability incurred directly or indirectly in respect thereof:

(ii) sell, exchange, release, surrender, realize upon or otherwise deal with in
any manner and in any order any property by whomsoever at any time pledged or mortgaged to secure, or
howsoever securing, the Senior Loan or any other obligations of any Person evidenced or secured by the
Senior Loan Documents, or any liabilities incurred directly or indirectly in respect thereof, and/or any
offset there against;

(i)  exercise or refrain from exercising any rights against Borrower, or others
or otherwise act or refrain from acting;

{iv) settle or compromise any portion of the Senior Loan or any other
obligations of any Person evidenced or secured by the Senior Loan Documents, any security therefor or
any liability incurred directly or indirectly in respect thereto;

) apply any sums by whomsoever paid or howsoever realized to any
liability or liabilities of Borrower to Senior Lender regardless of what liability or liabilities of any other
Borrower Parties remain unpaid or unperformed; and/or

(vi) consent to or waive any breach of, or any act, omission or default under,
any of the Sentor Loan Documents, or otherwise amend, modify or supplement any of the Senior Loan
Documents or any other instruments or agreements executed and delivered in connection therewith or
otherwise relating thereto.

(b) Junior Lender hereby makes the following representations and warranties to
Senior Lender as of the date hereof:

(i) All of the Junior Loan Documents are listed on Exhibit B attached
hereto. True, correct and complete copies of the Junior Loan Documents have been delivered to Lender.
Junior Lender has the power, authority and legal right to execute, deliver and perform this Agreement,
This Agreement has been duly authorized by all necessary action of Junior Lender, duly executed and
delivered by Junior Lender and constitutes valid and binding obligations of Junior Lender enforceable
against Junior Lender in accordance with its terms, subject to applicable bankruptcy, insolvency and
similar laws affecting rights of creditors generally, and subject, as to enforceability, to general principles
of equity (regardless of whether enforcement is sought in a proceeding in equity or at law).

{ii) Neither the execution, delivery or performance by Junior Lender of this
Agreement nor compliance by it with the terms and provisions hereof, (A) will contravene any provision
of any law, statute, rule or regulation or any order, writ, injunction or decree of any court or governmental
instrumentality, (B) will conflict or be inconsistent with or result in any breach of any of the terms,
covenants, conditions or provisions of, or constitute a default under, or result in the creation or imposition
of (or the obligation to create or impose) any lien upon any of the property or assets of Junior Lender
pursuant to the terms of any indenture, mortgage, deed of trust, credit agreement, loan agreement,
partnership agreement or any other agreement, contract or instrument to which Junior Lender is a party or
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by which it or any of its property or assets is bound or to which it may be subject or (C) will violate any
provision of the organizational documents of Junior Lender.

(iii) No order, consent, approval, license, authorization or validation of, or
filing, recording or registration with (except as have been obtained or made prior to the date hereof), or
exemption by, any governmental or public body or authority, or any subdivision thereof, is required to
authorize, or is required in connection with, (A) the execution, delivery and performance by Junior
Lender of this Agreement or (B) the legality, validity, binding effect or enforceability of this Agreement
with respect to Junior Lender.

(iv) The Junior Loan will not result in the imposition of any withholding tax
or similar charge or levy payable by any of the Borrower Parties (whether pursuant to law or contract).

{v) Junior Lender entered into the transactions contemplated by the Junior
Loan Documents and made the Junior Loan to Borrower, without reliance upon any information or advice
from Senior Lender. Junior Lender made its own underwriting analysis in connection with the Junior
Loan, its own credit review of Borrower and Junior Guarantor and investigated all matters pertinent, in
such Junior Lender’s judgment, to its determination to enter into the Junior Loan with Borrower, and to
execute and deliver the Junior Loan Documents.

{c) Junior Lender hereby additionally covenants as follows:

{i) Junior Lender shall not sell or assign the Junior Loan {or any portion
thereof}, the Junior Loan Documents or any rights or participation interests associated therewith except to
a third party who is both approved by Senior Lender in its sole discretion and who expressly agrees in
writing to be bound by the terms of this Agreement, and in any event such agreement will be binding on
Junior Lender, its successors and assigns, and run to the benefit of Senior Lender’s successors and all
assigns of the Senior Loan.

{ii) Junior Lender will not amend the term, the payment provisions or any
other material provisions of the Junior Loan Documents without Senior Lender’s prior written consent,
which consent may be withheld in Senior Lender’s sole discretion.

(i11) To the extent permitted hereunder, if Junior Lender exercises its
remedies and Junior Lender forecloses upon the Property, Junior Lender will not, and will not cause any
of the Borrower Parties to, modify or terminate any lease agreement or property management agreement
without Senior Lender’s prior written consent, which consent shall not be unreasonably withheld.

(iv) Junior Lender hereby covenants and agrees that, unless and until the
Senior Loan shall have been indefeasibly paid in full and the Obligations under the Senior Loan shall
have been satisfied and performed, it will not cause any change in the management or control of any of
the Borrower Parties without Senior Lender’s consent, which consent shall not be unreasonably withheld.

(d) Borrower hereby makes the following representations and warranties to Senior
Lender as of the date hereof solely with respect to itself:

(i Borrower has the power, authority and legal right to execute, deliver and
perform this Agreement. This Agreement has been duly authorized by all necessary action of Borrower,
duly executed and delivered by Borrower and constitutes valid and binding obligations of Borrower
enforceable against Borrower in accordance with its terms, subject to applicable bankruptcy, insolvency
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and similar laws affecting rights of creditors generally, and subject, as to enforceability, to general
principles of equity (regardless of whether enforcement is sought in a proceeding in equity or at law).

(ii) Neither the execution, delivery or performance by Borrower of this
Agreement nor compliance by it with the terms and provisions hereof, (A) will contravene any provision
of any law, statute, rule or regulation or any order, writ, injunction or decree of any court or governmental
instrumentality, (B) will conflict or be inconsistent with or result in any breach of any of the terms,
covenants, conditions or provisions of, or constitute a default under, or result in the creation or imposition
of (or the obligation to create or impose) any lien upon any of the property or assets of Borrower pursuant
to the terms of any indenture, mortgage, deed of trust, credit agreement, loan agreement, partnership
agreement or any other agreement, contract or instrument to which Borrower is a party or by which it or
any of its property or assets is bound or to which it may be subject or (C)} will violate any provision of the
organizational documents of Borrower,

(1i)  No order, consent, approval, license, authorization or validation of, or
filing, recording or registration with (except as have been obtained or made prior to the date hereof), or
exemption by, any governmental or public body or authority, or any subdivision thereof, is required to
authorize, or is required in connection with, (A) the execution, delivery and performance by Borrower of
this Agreement or (B} the legality, validity, binding effect or enforceability of this Agreement with
respect to Borrower.,

(iv) The Junior Loan will not result in the imposition of any withholding tax
or similar charge or levy payable by such Borrower Entity (whether pursuant to law or contract),

{v) Borrower entered into the transactions contemplated by the Junior Loan
Documents without reliance upon any information or advice from Senior Lender. Borrower investigated
all matters pertinent to its determination to enter into the Junior Loan from Junior Lender and to execute
and deliver the Junior Loan Documents,

(vi) There is no default or any event which, with the passage of time or
giving of notice (or both) could become a default by (A) Borrower or Junior Lender under the Junior
Loan Documents and (B) Borrower or Senior Lender under the Senior Loan Documents.

ARTICLE ¥V
MISCELLANEOUS

Section V.1 Notices. All notices requested hereunder or pertaining hereto shall be in
writing, shall be deemed delivered and effective upon the earlier of (a) delivery, or (b) refusal of the
addressee to accept delivery or failure of delivery after at least one attempt, in each case under this clause
(b) as such events are recorded in the ordinary business records of the delivery entity, if such notice is
sent by a nationally recognized express courier service, with all charges prepaid or charged to the sender’s
account, or by United States Mail, certified or registered, return receipt requested, and with all postage
and other charges prepaid, in either case to the applicable addresses as set forth in this Agreement, and
shall be addressed as follows:

If to Senior Lender: ALTAMAR FINANCIAL GROUP L1.C
1000 Brickell Avenue, Suite 580
Miami, Florida 33131
Attn: Patricio Filippi
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with a copy to: Avila Rodriguez Hernandez Mena & Ferri LLP
2525 Ponce de Leon Blvd., Suite 1225
Coral Gables, Florida 33134
Attn: Maggie Barreto Tercilla, Esq.

If to Junior Lender: The Halpern Family Trust
c/o Rob Hyman, P.A.
110 SE 6" Street, Suite 1700
Fort Lauderdale Florida, 33301
Attn: Rob Hyman, Esq.

If to Borrower, ¢/o Location Ventures, LLC
and/or 299 Alhambra Circle, Suite 510
Junior Guarantor: Coral Gables, Florida 33134

Attn: Rishi Kapoor

or to each such party at such other addresses as such party may designate in a written notice to the other
parties. Notices lo either Senior Lender or Junior Lender shall be deemed effective if delivered by Senior
Lender or Junior Lender pursuant to this Section 5.01 notwithstanding the lack of delivery to or receipt by
any other party specitied in this Section 5.01.

Section V.2 Modification. No provision of this Agreement may be changed, waived,
discharged or terminated orally, by telephone or by any other means except by an instrument in writing
signed by the party against whom enforcement of the change, waiver, discharge or termination is sought.

Section V.3 WAIVER OF JURY TRIAL. SENIOR LENDER AND JUNIOR
LENDER EACH EXPRESSLY AND UNCONDITIONALLY WAIVES, IN CONNECTION WITH
ANY SUIT, ACTION OR PROCEEDING RELATING TO THIS AGREEMENT, ANY AND EVERY
RIGHT IT MAY HAVE TO A TRIAL BY JURY,

Section V.4 Governing Law.

(a) This Agreement and the obligations arising hereunder shall be governed by, and
construed and entorced in accordance with, the local law of the state of Florida and any applicable law of
the United States of America. To the fullest extent permitted by law, each of Junior Lender, Borrower
and Junior Guarantor hereby unconditionally and irrevocably waive any claim to assert that the law of any
other jurisdiction governs this Agreement.

(b Each of Borrower, Junior Guarantor and Junior Lender hereby (a) represents to
Senior Lender that it is not entitled, directly or indirectly, to diplomatic or sovereign immunity, (b)
consents to the jurisdiction of the courts of the State of Florida and the Federal courts sitting in the State
of Florida and shall be subject to service of process in the State of Florida with respect to any disputes
arising, directly or indirectly, out of this Agreement and (¢} irrevocably consents to the service of any and
all process in any such suit, action or proceeding by service of copies of such process to Borrower, Junior
Guarantor or Junior Lender at its address provided in Section 5.01 hereof with respect to any disputes
arising, directly or indirectly, out of this Agreement. Each of Borrower, Junior Guarantor and Junior
Lender hereby irrevocably agrees that any claim, cause of action or proceeding at law or in equity arising
under or related to this Agreement shall be brought in the state courts in the State of Florida or in the
federal courts for the Southemn District of Florida, as Senior Lender may elect. Each of Borrower, Junior
Guarantor and Junior Lender hereby irrevocably accepts and submits (o the personal jurisdiction of said
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courts with respect to any action or proceeding arising under or related to this Agreement, and with
respect thereto waives any objections or defenses based on grounds of personal jurisdiction, venue or
forum non conveniens or any similar grounds.

Section V.5  Counterparts. This Agreement may be executed in one or more
counterparts, each of which shall be deemed an original. Such counterparts shall constitute but one and
the same instrument and shali be binding upon, and shail inure to the benefit of, each of the undersigned
individually as fully and completely as if all had signed one instrument.

Section V.6 Successors and_Assigns. This Agreement shall be binding upon and
inure to the benefit of Borrower, Junior Guarantor, Junior Lender and Senior Lender and their respective
successors and assigns, including, as to Senior Lender, as applicable, without limitation, any holder of the
Senior Note and any Affiliate(s) of Senior Lender which acquires all or part of the Property by any sale,
assignment or foreclosure under the Senior Mortgage. by deed or other assignment in lieu of foreclosure,
or otherwise.

Section V.7 No Third Party Beneficiaries. Nothing contained in this Agreement shall
be deemed to indicate that this Agreement has been entered into for the benefit of any Person other than
Senior Lender, Junior Lender, Borrower and Junior Guarantor,

Section V.8 Severability. Any provision of this Agreement which is prohibited or
unenforceable in any jurisdiction shall, as to such jurisdiction, be ineffective to the extent of such
prohibition or unenforceability without invalidating the remaining provisions hereof, and any such
prohibition or unenforceability in any jurisdiction shall not invalidate or render unenforceable such
provision in any other jurisdiction.

Section V.9 No Waiver,

(a) No waiver shall be deemed to be made by Senior Lender of any of its rights
hereunder, or under the Senior Loan Documents, unless the same shall be in writing and signed by Senior
Lender, and each waiver, if any, shall be a waiver only with respect to the specific instances involved and
shall in no way impair the rights of Senior Lender in any other respect or at any other time.

(b) No waiver shall be deemed to be made by Junior Lender of any of its rights
hereunder, or under the Junior Loan Documents, unless the same shall be in writing and signed by Junior
Lender, and each waiver, if any, shall be a waiver only with respect to the specific instances involved and
shall in no way impair the rights of Junior Lender in any other respect or at any other time.

(c) No waiver shall be deemed to be made by Borrower or Junior Guarantor of any
of its rights hereunder, or under the Senior Loan Documents or Junior Loan Documents, unless the same
shall be in writing and signed by Borrower or Junior Guarantor, as applicable, and each waiver, if any,
shall be a waiver only with respect to the specific instances involved and shall in no way impair the rights
of Borrower or Junior Guarantor, as applicable, in any other respect or at any other time.

Section V.10  Agreement by Borrower Parties. By its execution of this Agreement, and
without limitation of any of the foregoing, each of Borrower and Junior Guarantor agrees to be bound by
the terms hereof, to observe the lien priorities and the priorities of payments set forth herein and to
conduct its affairs consistently with the terms hereof.
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Section V.11  Expenses. Each of Borrower and Junior Guarantor shall be responsible
for all expenses, including Senior Lender’s legal fees, in connection with the Junior Loan and this
Agreement.

[SIGNATURE PAGES FOLLOW)]
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the day
and year first above written,

SENIOR LENDER:

ALTAMAR FINANCIAL GROUP LLC, a Florida
limited liability company

By: /

Patﬁcio/l;ﬂippi, Managing Partner

-
STATE OF FLORIDA )

S8
COUNTY OF MIAMI-DADE )

The foregoing mstrument was acknowledged before me by means of [[] physical presence or [ ]
online notarization, this | | day of Novemb.r , 2022 by Patricio Filippi, the Managing Partner of
Altamar Financial Group LLC, a Florida limited hability company, on behalf of the company. He is

personally known to me (YES) (NO) or has produced a driver’s license as identification.

/M .
Notarf Pubhc i
[Notarial Seal] j Sy
Printed Name of Notary

. GRACEMARQUEZ
2% commission # HH 043096

F Expires July §, 2024
EPEts Bonged Thu Tray Fain Insuranca 800-385-7019

A,

e,
.;1-‘.."!. tar,

[Signature Page to Subordination and Standstill Agreement]
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JUNIOR LENDER:

THE HALPERN FAMILY TRUST, a Florida

statutory trust
/«/ /

By: /f

Name: ,/’/ AT 77 ARy Eans

Title: Tl 5 rep V4
STATE OF FLORIDA )

S8:

COUNTY OF MIAMI-DADE ) The foregoing instrument was ack?owled ed before me
by means of physical presence or [__] online notarization, this 9{) day of e mi 2s, 2022 by
Ma{"M e, AN . the _frustec of The Halpern Family Trust, a Florida
statutory) trust, on behalf of the company. [He/She] is personally known to me (YES) (NO) or has
produced e den 1000 vers Liepany as identification.

Notary Public Vi

[Notarial Seal] 3 N )
;m{f;(\.zéﬂf?sz‘ O AT
"y inted Name of Notary
S, Raymond Gonzalel

ez Comm. #HH116723
f" % Co 13, 2025
""" nff <§Bon ThruAamnNoiafy
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BORROWER:

1505 Ponce SPE, LLC, a Delaware limited Hability
company

el 4

Rish{ Kapgby/Authorized Signatory

STATE OF FLORIDA )
SS:
COUNTY OF MIAMI-DADE ) The foregoing instrument was acknowledged before me

by means of [\ physical presence or [_] online notarization, this 2% day of Maember”,
2022 by Rishi Kapoor, the Authorized Signatory of 1505 Ponce SPE, LLC _Wt,LDelaware limited llablhty

company, on behalf of the company. He is personally known to me ((/YES) (NO) or has produced
as identification.

Notaw Pubilc

[Notarial Seal] p

if\a L, { Bencedrz
Printed Namé of Notary

»“' sc,  Raymond Gonzalez
g Cumm #Hﬂggﬁgozz?g
wnﬁ Th:ﬂamn Notary

m\
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GUARANTOR:

g d

]E(i}ﬂ Kaptlr, an individual

STATE OF FLORIDA )
88:
COUNTY OF MIAMI-DADE ) The foregoing instrument was acknowledged before me

by means of [ ~7 physical presence or [ 1 online notarization, this SlZ)_,,/,,,.dély of ;Wm}ﬂg?,f -
2022 by Rishi Kapoor, individually. He is personally known to me &Xgé)) {(NO) or has produced
as identification.

Notary Public
[Notarial Seal] 72 - i
Ftomand O\ €7
Printed Name of Notary

0035401 1.DOCX v.9} 16
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EXHIBIT A
LEGAL DESCRIPTION OF PROPERTY
PARCEL 1:
Lots 1 through 5, inclusive, and Lots 17 through 22, inclusive, Block 36, of REVISED PLAT OF
CORAL GABLES DOUGLAS SECTION, according to the Plat thereof, as recorded in Plat Book 25,
Page 69, of the Public Records of Miami-Dade County, Florida.
PARCEL 2:

Lot 6, Biock 36, REVISED PLAT OF CORAL GABLES DOUGLAS SECTION, according to the Plat
thereof, as recorded in Plat Book 25, Page 69, of the Public Records of Miami-Dade County, Florida.

{0035401 1.DOCX v.9! 17
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EXHIBIT B

JUNIOR LOAN DOCUMENTS
FCORES A TR CHEDRT
I.  Commercial Promissory Note dated Nevesber 2., 2022, executed by Borrower in favor of Junior
Lender, in the amount of $10,000,000.00.

2. Mortgage and Security Agreement dated 'Nevcﬁf;er ., 2022, executed by Borrower in favor of
Junior Lender, in the amount of $10,000,000.00.

3. Commercial Guaranty dated Nevesber "2, 2022, executed by Guarantor in favor of Junior
Lender.

(0035401 1. DOCX v.9} 00354011 DOCX v.6 18




NOTICE OF LIEN CFN: 20240304690 BOOK 34189 PAGE 3052
FOR WATER AND SEWER SERVICE FILED BY DATE 04/22/2024 08:54:45 AM

JUAN FERNANDEZ-BARQUIN
MIAMI-DADE WATER AND SEWER DEPARTMENT CLERK OF THE COURT & COMPTROLLER

MIAMI-DADE COUNTY, FL
STATE OF FLORIDA )
)SS
COUNTY OF MIAMI-DADE )

PROPERTY OWNER: 1505 PONCE SPE LLC

ADDRESS:122 MENORES AVE

BEFORE ME, the undersigned authority, personally appeared the Manager of the Miami-Dade Water and Sewer
Departmentwho, being duly sworn, states that pursuant to the provisions of Sections 32-93 and 32-94 of the Code of Miami-
Dade County, as amended, it is hereby certified that water and/or sewer service was furnished to the following described
real property:

CORAL GABLES DOUGLAS SEC PB 25-69

and bills for this service in the amount of $348.20 have remained unpaid for at least 60 days after the final bill date for water
and sewer charges. These charges, along with late charges, recording fees, and interest accruing at the rate of 8% per
annum, constitute a special assessment lien on the above described real property until the lien is satisfied by payment of
all charges to the Miami-Dade Water and Sewer Department. Said lien is equal in rank and dignity with the liens of County
ad valorem taxes and superior in rank and dignity to all other liens, encumbrances, titles, and claims in, to or against the
subject real property.

(oo a0 Pl

ANGELA MORRIS-BUTLER, ASSISTANT CONTROLLER
MIAMI-DADE WATER AND SEWER DEPARTMENT
P.0. BOX 330316, MIAMI, FLORIDA 33233-0316

4

The foregoing instrument was acknowledged before me this day of
ANGELA MORRIS-BUTLER, A TANT CONTROLLER, who is personally knownfto me and who did not take an oath.

Tloate Yo

Signature of Notary

/l%mc«ff @525 )

Name typed, printed or stampe"

This instrument prepared by:

LOURDES LUIS, LIEN UNIT SUPERVISOR

MIAMI-DADE WATER AND SEWER DEPARTMENT e ———OAX T 7

P.O. BOX 330316, MIAMI, FLORIDA 33233-0316 [ TERIA JOSEPH

MY COMMISSION # HiH 364650
EXPIRES: Apri) 9, 2027

e

Batch Number 9280
Premise Note ID 5222846282
Account Number 9265591886
Lien SAID 9267473708
3/29/2024
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