PROPERTY INFORMATION

OFFICE OF THE PROPERTY APPRAISER

Summary Report

Folio 03-4118-011-0010

Property 915 PALERMO AVE

Address CORAL GABLES, FL 33134-4884
Owner CALTA VENETIAN LLC

Mailing 3109 PONCE DE LEON BLVD
Address CORAL GABLES, FL 33134

Primary Zone

3803 MULTI-FAMILY 3

Primary Land 0303 MULTIFAMILY 10 UNITS PLUS :

Use MULTIFAMILY 3 OR MORE UNITS

beds/Baths 4213270

Floors 2

Living Units 32

Actual Area 29,338 Sq.Ft

Living Area 29,338 Sq.Ft

Adjusted Area 23,686 Sq.Ft

Lot Size 40,200 Sq.Ft

Year Built Multiple (See Building Info.)

Year 2024 2023 2022
Land Value $8,040,000 $6,030,000 $4,824,000
Building Value $1,709,182 $741,000 $836,000
Extra Feature Value $32,257 $0 $0
Market Value $9,781,439 $6,771,000 $5,660,000
Assessed Value $9,781,439 $6,226,000 $5,660,000

BENEFITS INFORMATION

Benefit Type 2024 2023 2022
Non-Homestead Assessment
Cap Reduction $545,000

Note: Not all benefits are applicable to all Taxable Values (i.e.
County, School Board, City, Regional).

18 54 41 PB 76-72
VENETIA TOWERS REPLAT
LOTS 2A & 3A

LOT SIZE 40200 SQ FT MIL

Generated On: 01/03/2025
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Year 2024 2023 2022
COUNTY
Exemption Value $0 $0 $0
Taxable Value $9,781,439  $6,226,000  $5,660,000
SCHOOL BOARD
Exemption Value $0 $0 $0
Taxable Value $9,781,439  $6,771,000  $5,660,000
CITY
Exemption Value $0 $0 $0
Taxable Value $9,781,439  $6,226,000  $5,660,000
REGIONAL
Exemption Value $0 $0 $0
Taxable Value $9,781,439  $6,226,000  $5,660,000
Previous Price OR Book- Qualif_ica_tion
Sale Page Description
04/18/2023  $12,000,000 33678-0511 Qual by exam of deed
06/10/2021  $8,200,000 32630-2065 Sa‘:Z' O DO, i P!
04/28/2015  $7,000,000 29614-2202 SQa‘f:' e DXk, lfHeEEs!
11/01/2006  $6,500,000 25257-2480 Deds that include more

than one parcel

The Office of the Property Appraiser is continually editing and updating the tax roll. This website may not reflect the most current information
on record. The Property Appraiser and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at

http://www.miamidade.gov/info/disclaimer.asp

City’s Exhibit #1
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CITY EXHIBIT 1


915 Palermo Ave

Owner (Property Appraiser and Sunbiz

Owner (Sunbiz Mailing and RA Address)

Principal Address)

Calta Venetian LLC

3109 Ponce De Leon Blvd
Coral Gables, FL 33134-6816

Calta Venetian LLC

c/o Jose J. Leonardo, Esq.
Registered Agent

500 South Dixie Hwy, Ste 204
Coral Gables, FL 33146-2768

Mortgagee (Mortgage and FDIC Address)

Second mortgagee (mortgage and FDIC

Ocean Bank
780 NW 42nd Ave
Miami, FL 33126-5540

address)
Terrabank, N.A.

3191 Coral Way, PH 1
Miami, FL 33145-3245

City’s Exhibit #2
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ONLINE SERVICES

# New Permit Search

Permit Search Results

FD-24-09-6866 09/26/2024

HI-23-01-6822 01/25/2023

EX-21-12-6399 12/22/2021

ZN-21-08-8116 08/19/2021

UP-21-07-8452 07/29/2021

BL-21-07-8450 07/29/2021

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

FIRE HYDRANT
FLOW TEST

LETTER OF
HISTORIC
SIGNIFICANCE

PERMIT
EXTENSION &
RENEWAL

PAINT /
RESURFACE FL
/ CLEAN

UPFRONT FEE -
THIS IS NOT A
PERMIT

POOL / SPA /
FOUNTAIN /
POND

FIRE HYDRANT
FLOW TEST FOR
PROJECT: VIA
VENETO; FLOW
HYDRANT #19-25
AT SEVILLA AVE &
GRANADA BLVD
AND RESIDUAL
HYDRANT #19-23
AT SEVILLA AVE &
TOLEDO ST.

Letter of Historic
Significance for
915 Palermo
Avenue. Fe:
$100.00 Invoice is
incorrect - It
states Fee:
$761.25 - this was
an error, the
correct amount is
$100.00

RENEWAL FOR EL-
20-05-6969
UPGRADING
ELECTRICAL
SERVICE $21,000

COMMERCIAL
*PRESSURE CLEAN
/ STUCCO REPAIR
/ PAINT *WALLS:
SW6072
VERSATILE GRAY/
TRIM,
BRICKWALLS,
FENCE: SW7006
EXTRA WHITE/
STAIRS, FLOORS:
SW7022 ALPACA/
RAILINGS:
SW6990 CAVIAR
$12,000

HISTORICAL**
COMMERCIAL -
POOL RESURFACE
$2,400
HISTORICAL** DF
& FINE **
COMMERCIAL -
POOL RESURFACE
$2,400

approved

final 01/30/2023 01/30/2023
final 12/22/2021 12/22/2021
final 08/23/2021 08/11/2022
final 07/29/2021 07/29/2021
final 07/30/2021 08/31/2021

0.00

100.00

0.00

0.00

0.00

0.00

City’s Exhibit #3
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RV-21-06-8284

CE-20-10-6883

CE-20-09-5909

EL-20-05-6969

ZN-19-09-3442

CE-19-01-3021

ZN-18-07-3112

UP-18-07-3113

AB-17-11-1482

ZN-15-10-4641

CE-15-04-4934

HI-15-03-5349

ZV-15-03-5312

RC-14-10-2390

HI-14-06-2786

HI-08-07-0485

06/22/2021

10/21/2020

09/28/2020

05/27/2020

09/05/2019

01/09/2019

07/12/2018

07/12/2018

11/08/2017

10/06/2015

04/20/2015

03/31/2015

03/30/2015

10/08/2014

06/11/2014

07/08/2008

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

915
PALERMO
AVE

REVISION TO
PERMIT

CODE ENF LIEN
SEARCH

CODE ENF LIEN
SEARCH

ELEC
COMMERCIAL /
RESIDENTIAL
WORK

ASPHALT -
RESURFACE /
SEALANT

CODE ENF
TICKET
PROCESS - NO
RUNNING FINE

ASPHALT -
RESURFACE /
SEALANT

UPFRONT FEE -
THIS IS NOT A
PERMIT

BOA COMPLETE
(LESS THAN
$75,000)

PAINT /
RESURFACE FL
/ CLEAN

CODE ENF LIEN
SEARCH

LETTER OF
HISTORIC
SIGNIFICANCE

ZONING
LETTER
VERIFICATION

BLDG RECERT /
CRB

LETTER OF
HISTORIC
SIGNIFICANCE

LETTER OF
HISTORIC
SIGNIFICANCE

REVISION TO
UPGRADING
ELECTRICAL

SERVICE $21,000

LIEN SEARCH

LIEN SEARCH

UPGRADING
ELECTRICAL

SERVICE $21,000

RESURFACE AND

RESTRIPE
EXISTING

PARKING LOT (NO
CHANGE TO SHAPE
OR SIZE) $5,000

GOVQA

CE281721/59276

SEAL COAT &
RESTRIP (
PARKING LOT )
$1,100

*** UPFRONT FEE
FOR ZN18073112
**x SEAL COAT &

RESTRIP (
PARKING LOT )
$1,100
COMMERCIAL
*HISTORIC

*PRESSURE CLEAN
& PAINT- WALLS:

SW7071- GRAY

SCREEN/ TRIM &

OUTDOOR
DECORATIVE
WALL: SW7005-
PURE WHITE
$1500

PRESSURE CLEAN

/ PAINT EXT
WALLS SW 6001
(LT GRAY) AND
TRIM (WHITE)
$2,500

LIEN SEARCH

ZONING
VERIFICATION
LETTER

40 YEAR OR

OLDER BUILDING
RECERTIFICATION

final

final

final

final

final

final

final

final

final

final

final

final

final

final

final

final

07/15/2021

10/22/2020

09/29/2020

06/02/2020

09/24/2019

01/09/2019

09/14/2018

07/12/2018

11/08/2017

10/07/2015

04/23/2015

03/31/2015

10/14/2020

10/08/2014

06/11/2014

07/22/2013

07/15/2021

10/22/2020

09/29/2020

02/25/2022

10/14/2020

01/09/2019

09/17/2018

07/12/2018

11/06/2020

10/14/2020

04/23/2015

03/31/2015

10/14/2020

07/23/2015

06/11/2014

07/22/2013

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

628.00

0.00

0.00



HI-08-07-0479 07/08/2008 915 LETTER OF canceled 0.00
PALERMO  HISTORIC
AVE SIGNIFICANCE



CODE CASES (3)

Permit Number 4+

BLDB-22-03-0434

BLDB-22-03-0435

PRWW-22-11-0031

PRWW-23-07-0489

PWKS-22-04-0606

RECT-23-06-0192

ZOMNC-22-03-0079

INSPECTIONS (12)

Permit Type

FBC Building (Commer
cizl)

FBC Building (Commer
cizl)

Permit Renewal

Fermit Renewal

Fublic Works Permit

Building Recertification

Zoning Commercial

PERMITS (7)

Permit Work Cl...

Addition/ Exterior Rena
vations

Railings/Stairs

Building

Building
Tree Remaval/ Relocati

ong/ Pruning

Recertification

Other

Permit Status

Cancelled

Finzled

Finaled

Finzled

Finzled

Drenied

Finaled

Application Date

03/10/2022

0z/10/2022

11/02/2022

07/05/2023

04/27 /2022

06/29/2023

03/30/2022

Expiration Date

02272024

03/31/2023

121972022

Final Date

12/06/2022

0B/31/2022

12/29/2022

07/27/2023

04/03/2023

09/30/2022

Description

Cancelled. Craated iner
ror

Femaove and replace rai
lings

permit renewal for ELD
B-22-03-0495 -Remaove
and replace railings
*7/12/2023** Renewal
Permit Remove and rep
lace railings

removes trees to do ne
w landscaping

=HTIME EXTENSION R
EQUEST=BUILDING R
ECERTIFICATION (YEA
R BUILT 1963) CASE #
236003

Renewg landscaping
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gL The City of Coral Gables
1oy

on

Development Services Department

C
C

1y HaLL 405 BiLtmore Way

ORAL GasLES, FLoriDA 33134

December 5, 2014

VENETIAN TOWNHOMES LL.C
7990 SW 117 AVE #140
MIAMI, FL 33733,

LETTER OF BUILDING RECERTIFICATION
IN ACCORDANCE WITH SECTION 8-11(f) OF
THE CODE OF MIAMI-DADE COUNTY

PROPERTY FOLIO: # 03-4118-011-0010
ADDRESS: 915 PALERMO AVE. CORAL GABLES, FL 33134

Dear Property Owner/Manager:

This Office is in receipt of your structural and electrical report stating that the above
referenced building has been examined and found to be structurally and electrically safe
for its continued occupancy.

Based on acceptance of this report, we herewith grant this LETTER OF
RECERTIFICATION for the above subject premises in accordance with Section 8-11(f)
of the Code of Miami-Dade County.

The expiration date of this approval, as stated in said Code, is 10 years from 2013. This
recertification letter does not exclude the building from subsequent inspections as
deemed necessary by the Building Official, as specified in the Florida Building Code.

As a routine matter, and in order to avoid possible misunderstanding, nothing in this letter
should be construed directly, or indirectly as a guarantee of the safety of any portion of
this structure. However, based on the term stated in Section 8-11(f) of the Code,
continued occupancy of the building will be permitted in accordance with the minimum
procedural guidelines for the recertification structural/electrical report on file with this
office.

Yours truly,

Mantel 7. Lope
Building Official

City’s Exhibit #4

P.O. Box 141549 Corar. GABLES, FLORIDA 33114-1549 « Puone: (305) 460-5235 « Fax (305) 460-5261
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C1TY OF CORAL GABLES
Development Services Department

CITY HALL 405 BILTMORE WAY 1/30/2023
CoORAL GABLES, FL 33134
VIA CERTIFIED MAIL
VENETIAN FLATS LLC
95 MERRICK WAY, 3RD FLOOR
CORAL GABLES, FL 33134 7021 1970 0000 4015 L711

RE: 915 PALERMO AVE
FOLIO # 03-4118-011-0010

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 1963. 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 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 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.

City’s Exhibit #5

P.O. Box 141549 CORAL GABLES, FLORIDA 33114-1549 ¢ PHONE: 305-460-5235 « FAX: 305-460-5261
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If this is your first time using the online system, please register at the following link:

httos://coraleablesfl-energovnub.tvlerhost.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:

htips://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.

#Gh

Manuel Z. Lopez, P.E.
Deputy Building Official




USPS Tracking’ FAQs >

Tracking Number: Remove X

70211970000040156711

Copy Add to Informed Delivery (https://informeddelivery.usps.com/)

Latest Update

Your item was delivered to an individual at the address at 12:32 pm on February 6, 2023 in MIAMI, FL
33134.

Get More Out of USPS Tracking:
USPS Tracking Plus®

32eqpaa

Delivered
Delivered, Left with Individual

MIAMI, FL 33134
February 6, 2023, 12:32 pm

See All Tracking History

Text & Email Updates Vv
USPS Tracking Plus® Vv
v

Product Information

See Less /\

Track Another Package

Enter tracking or barcode numbers




Need More Help?

Contact USPS Tracking support for further assistance.

FAQs
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_};:} CiTy OF CORAL GABLES
; / Development Services Department
2,

CI1TY HALL 405 BILTMORE WAY
CORAL GABLES, FL 33134

4/30/2023

VIA CERTIFIED MAIL
7022 2410 o0oo2 A15) k1l7¢e

VENETIAN FLATS LLC
95 MERRICK WAY, 3RD FLOOR
CORAL GABLES, FL. 33134

RE: 915 PALERMO AVE
FOLIO # 341180110010

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

Dear Property Owner:

In a certified letter dated 1/30/2023, 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: 305-460-5235 ¢ FAX: 305-460-5261



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

Please govern yourself accordingly.

Sincerely,

G5

Manuel Z. Lopez, P.E.
Deputy Building Official



USPS Tracking’ FAQs >

Remove X

Tracking Number:

70222410000291516172

Copy Add to Informed Delivery (https://informeddelivery.usps.com/)

Latest Update

Your item was delivered to the front desk, reception area, or mail room at 12:23 pm on May 8, 2023 in
MIAMI, FL 33134.

Get More Out of USPS Tracking:
USPS Tracking Plus®

Delivered
Delivered, Front Desk/Reception/Mail Room

MIAMI, FL 33134
May 8, 2023, 12:23 pm

See All Tracking History

Text & Email Updates

USPS Tracking Plus®

Product Information

See Less /\

Track Another Package

YoeqpeeS

Enter tracking or barcode numbers




Need More Help?

Contact USPS Tracking support for further assistance.

FAQs




CITY HALL 405 BILTMORE WAY 6/12/2023

CORAL GABLES, FL 33134
VENETIAN FLATS LLC

95 MERRICK WAY, 3RD FLOOR

000 4015 7930
CORAL GABLES, FL 33134 7021 1970 O

RE: 915 PALERMO AVE
FOLIO # 03-4118-011-0010
Notice of Required Inspection For Recertification of Building — FINAL NOTICE

Dear Property Owner:

In a certified letter dated 1/30/2023, 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 4/30/2023, 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 Virginia Goizueta at vgoizueta@coralgables.com if any questions
regarding building recertification.

Please govern yourself accordingly.

Sincerely,

i

Manuel Z. Lopez, P.E.
Deputy Building Official

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



USPS Tracking’ FAQs >

Tracking Number: Remove X

70211970000040157930

Copy Add to Informed Delivery (https://informeddelivery.usps.com/)

Latest Update

Your item was delivered to an individual at the address at 11:47 am on June 15, 2023 in MIAMI, FL
33134.

Get More Out of USPS Tracking:
USPS Tracking Plus®

YoeqpeeS

Delivered
Delivered, Left with Individual

MIAMI, FL 33134
June 15, 2023, 11:47 am

See All Tracking History

Text & Email Updates Vv
USPS Tracking Plus® Vv
v

Product Information

See Less /\

Track Another Package

Enter tracking or barcode numbers




Need More Help?

Contact USPS Tracking support for further assistance.

FAQs




BEFORE THE CONSTRUCTION REGULATION BOARD
FOR THE CITY OF CORAL GABLES

CITY OF CORAL GABLES, Case No. 23-6005
Petitioner, RECT-23-06-0192

VS.

Calta Venetian LLC
3109 Ponce De Leon Blvd
Coral Gables, FL 33134-6816

Respondent. Return receipt number:

9589 0710 5270 1801 7233 79

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

Date: December 31, 2024

Re: 915 Palermo Ave, Coral Gables, Fl. 33134-4884, LOTS 2A & 3A, VENETIA TOWERS REPLAT,
PB 76-72 and 03-4118-011-0010 ("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; as follows:

To date, the Owner has not submitted an inspection report conforming to the minimum inspection
procedural guidelines as issued by the Miami-Dade County Board of Rules and Appeals, pursuant to
Section 8-11(f) of the Miami-Dade County Code (“Report”), stating that the Structure now meets the
minimum code requirements (“Required Action”).

Therefore, this matter is set for hearing before the City's Construction Regulation Board ("'Board")
in the Fairchild Tropical Board Room, 427 Biltmore Way, 1st floor, Coral Gables, Florida 33134, on
January 13, 2025, 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, Virginia Goizueta, at City of Coral Gables, Development Services
Department, 427 Biltmore Way, Coral Gables, FL 33134, vgoizueta@coralgables.com, tel: (305) 460-5250.

City’s Exhibit #6
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CITY EXHIBIT 6


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.

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.

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.

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, Raquel Elejabarrieta, Esq., Director of Human
Resources (E-mail: relejabarrieta@coralgables.com, Telephone: 305-722-8686, 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,
Raquel Elejabarrieta, Esq., Director of Labor Relations and Risk Management (E-mail:
relejabarrieta@coralgables.com, Telephone: 305-722-8686, TTY/TDD: 305-442-1600), at least three (3) business
days before the meeting.

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.

cc: Calta Venetian LLC., c/o Jose J. Leonardo, Esq., Registered Agent, 500 South Dixie Hwy, Ste
204, Coral Gables, FL 33146-2768 9589 0710 5270 1801 7233 93

Ocean Bank, 780 NW 42nd Ave, Miami, FL 33126-5540 9589 0710 5270 1801 7E33 6k
Terrabank, N.A., 3191 Coral Way, PH 1, Miami, FL 33145-3245

9589 0710 5270 1801 7234 09



CITY OF CORAL GABLES
DEVELOPMENT SERVICES DEPARTMENT

Affidavit of Posting

Title of Document Posted: Notice of Pending Building Recertification

I, &,b’adlémgms , DO HEREBY SWEAR/AFFIRM THAT

THE AFOREMENTIONED NOTICE WAS PERSONALLY POSTED, BY ME, AT THE

Q
ADDRESS OF 915 PALERMO AVE., ON _December 31, 2024, AT [©" Sbam

Sebrstan gma‘j

Employee’s Printed Name

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

Sworn to (or affirmed) and sybscribed before me this 31st day of December, in the year 2024, by

, N J
Aﬁég) .c]éao o MeX who is personally known to me.

My Commission Expires:

ublic

VIRGINIA GOIZUETA
Notary Public - State of Fiorida

Commission # HH 193897

~SF 7 My Comm. Expires Ses 25, 2026

‘ 3crcec through National Notary Assn,

City’s Exhibit #7
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915 Palermo Ave

City’s Exhibit #8
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CFN: 20230273507 BOOK 33678 PAGE 511
DATE:04/25/2023 11:18:59 AM

DEED DOC 72,000.00

SURTAX 54,000.00

This Instrument Prepared by: LUIS G. MONTALDO, CLERK AD INTERIM
ANIBAL J. BUARTE-VIERA MIAMI-DADE COUNTY, FL
TITLE AMERICA, A LAW FIRM

95 Merrick Way, 3rd Floor
Coral Gables, FL. 33134

Record and Retumn to:

Jose J. Leonardo, Esq.
500 South Dixie Highway
Suite 204

Coral Gables, FL. 33146
Phone: (305) 275-9177

Property Appraisers Parcel Identification (Folio) Numbers: 03-4118-011-0010/0020

Florida Documentary Stamps in the amount of $72,000.00 have been paid hereon.
SPACE ABOVE THIS LINE FOR RECORDING DATA,

WARRANTY DEED

THIS WARRANTY DEED, made the E&% day of April 2023 by VENETIAN FLATS, LLC, a Florida limited liability
company, herein called the grantor, whose post office address is 95 Merrick Way, 3" Floor, Coral Gables, Florida 33134 to
CALTA VENETIAN, LLC, a Florida limited liability company whose post office address is 3109 PONCE DE LEON
BLVD., CORAL GABLES, ¥L 33134, hereinafter called the Grantes:

(Wherever 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 a corporate entity)

WITNESS E T H: That the grantor, for and in consideration of the sum of TEN AND 00/100'S ($10.00) Dollars and other
valuable considerations, receipt whereof is hereby acknowledged, hereby grants, bargains, sells, aliens, remises, releases, conveys
and confirms unto the grantee all that certain land situate in MEAMI-DADE County, State of Florida, viz.:

Lots 2-A and 3-A, of Replat of Lot 2, Venetia Towers, according to the Plat thereof| as recorded in Plat Book, 76,
at Page 72, of the Public Records of Miami-Dade County, Florida.

Subject to easements, restrictions and reservations of record and taxes for the year 2023 and thereafter.

TOGETHER, with all the tenements, hereditaments and appurtenances thereto belonging or in anywise appertaining.
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 lawful authority to sell and convey said land, and hereby warrants the title to said land and will defend the
same against the lawful claims of all persons whomsocever; and that said land is free of all encumbrances, except taxes aceruing
subsequent to December 31, 2022.

City’s Exhibit #9

File No.: A2219602
LTF
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IN WITNESS WHEREOF, the said grantor has signed and sealed these presents the day and year first above written,

Signed, sealed and delivered in the presence of:

State of Florida
County of MIAMI-DADE

VENETIAN FLATS, LLC, a Florida limited
liability company

o Wl

MARIA ﬁ}AMAS, Manager

The foregoing instrument was acknowledged before me by means of E/physical presence or D online notarization this ] 8#\
day of April, 2023 by MARIA G, LAMAS, Manager of VENETIAN FLATS, LLC, a Florida limited liability company on behalf

of the Limited Liability Company. She is personally known to me or has produced

Otk r\/f - f}—\-/\

identification.

SEAL

My Commission Expires:

Notary Public State of Florida
A Jose J Leonardo
My Commission
it HH 261728
Exp. 8/30/2026

[

File No.: A2219602

as

N&\t_arry. Signature

Printed Notary Signature

LTF
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Detail by Entity Name

Florida Limited Liability Company
CALTA VENETIAN, LLC

Filing Information

Document Number L23000143573
FEI/EIN Number NONE

Date Filed 03/21/2023
State FL

Status ACTIVE

Principal Address

3109 PONCE DE LEON BLVD.
CORAL GABLES, FL 33134

Mailing Address

500 SOUTH DIXIE HIGHWAY
SUITE 204
CORAL GABLES, FL 33146

Registered Agent Name & Address

LEONARDO, JOSE J, ESQ.
500 SOUTH DIXIE HIGHWAY
SUITE 204

CORAL GABLES, FL 33146

Authorized Person(s) Detail

Name & Address
Title MGR
CALTAGIRONE, IGNAZIO

3109 PONCE DE LEON BLVD.
CORAL GABLES, FL 33134

Annual Reports

No Annual Reports Filed

Document Images
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03/21/2023 -- Florida Limited Liability View image in PDF format
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CFN: 20210521405 BOOK 32630 PAGE 2067
DATE:07/20/2021 03:30:15 PM
MTG DOC 21,525.00

INTANGIBLE 12,300.00
HARVEY RUVIN, CLERK OF COURT, MIA-DADE CTY

Prepared by and after
recording return to:

Josias N. Dewey

Holland & Knight LLP

701 Brickell Avenue, 33" Floor
Miami, Florida 33131

MORTGAGE AND SECURITY AGREEMENT

This MORTGAGE AND SECURITY AGREEMENT dated July ﬂ:‘ZOZl (together
with any amendments or modifications hereto in effect from time to time, the "Mortgage"), is
made by VENETIAN FLATS, LLC, a Florida limited liability company, having an address of 95
Merrick Way, Suite 300, Coral Gables, Florida 33134 ("Mortgagor") in favor of OCEAN
BANK, a Florida banking corporation, having an office at 780 N.W. 427 Avenue, Miami,
Florida 33126 (""Mortgagee').

WITNESSETH:

WHEREAS, Mortgagor is indebted to Mortgagee in the principal sum of Six Million
One Hundred Fifty Thousand and No/100 Dollars ($6,150,000.00) (the "Loan"), together with
interest thereon, as evidenced by a Promissory Note of even date herewith from Mortgagor to
Mortgagee maturing on July __[f‘,? 2031 (the "Note");

WHEREAS, Mortgagor is the owner of fee simple title to that certain tract of land
located in Miami-Dade County, Florida, as more particularly described in Schedule "A" attached
hereto and made a part hereof (the '"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; (iii)
the repayment of all sums due or that may become due under or in connection with any present
or future swap agreements (as defined in 11 U.S.C. §101) between Mortgagor and Mortgagee;
(iv) the repayment of all reimbursement obligations due or that may become due under or in
connection with any present or future leiters of credit issued by Mortgagee for the account of

NOTE TO RECORDER:All documentary stamp and intangible taxes due in connection with the
indebtedness evidenced by the Note are being paid in connection with the recordation of this instrument.
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Mortgagor; and (v) all other obligations or indebtedness of Mortgagor to Mortgagee of whatever
kind or character and whenever borrowed or incurred, including without limitation, principal,
interest, fees, late charges and expenses, including attorneys' fees (subsections (i), (ii), (iii), (iv)
and (v) collectively, the ""Liabilities'), Mortgagor 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, plant, business or dwelling 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
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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;

(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; 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.

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, (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.
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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 readvances
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 from time to time, or may increase from time to time, but the total
unpaid balance secured at any one time shall not exceed Twelve Million and No/100 Dollars
($12,000,000.00).

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 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 (¢) 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
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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; (ii) "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) during the course of any construction,
reconstruction, remodeling or repair of any Improvements, builders' all-risk extended coverage
insurance (non-reporting Completed Value with Special Cause of Loss form) in amounts based
upon the completed replacement value of the Improvements (excluding roads, foundations,
parking areas, paths, walkways and like improvements) and endorsed to provide that occupancy
by any person shall not void such coverage; (iv) 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; (v) 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 "B+" or higher and a financial size
category of not less than IX; (ii) be for terms of at least one year, with premium prepaid; (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, its successors and assigns: (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.

(c) 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.
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(d) Mortgagor further agrees that the deductible for windstorm coverage shall
not exceed ten percent (10%) 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.

() 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 Default (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 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. Escrows. 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/or (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
two (2) 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
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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 member of Mortgagor is a corporation, the creation or issuance
of new stock by which an aggregate of 15% 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, any change in the present ownership (directly or indirectly) of the
Mortgagor or change in ownership structure of Mortgagor (directly or indirectly) shall constitute a
default hereunder. Notwithstanding anything to the contrary contained herein, in the event that
either (i) fifty one percent (51%) of the ownership interests are no longer guarantying the Loan
and possessing full control over the Mortgagor, or (ii) any individual and/or entity owning,
directly or indirectly, fifteen percent (15%) or more of the Mortgagor is not also a guarantor of
the Loan, same shall constitute an Event of Default hereunder.

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 or
a Property-Assessed Clean Energy loan (“PACE Loan™)), 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. For the avoidance of doubt,
Mortgagor shall not obtain any PACE Loan against the Property without prior written consent of
Mortgagee, and any PACE Loan incurred without the Mortgagee’s consent shall cause a default
hereunder. Neither Mortgagor nor its constituents shall obtain any mezzanine or other secondary
financing. Any loans between members of Mortgagor and Mortgagor shall be subordinate in all
respects to the repayment of the Loan.

2.8  No Modifications. Mortgagor shall obtain Mortgagee's written consent prior to
making any modifications to the existing improvements on the Property, which consent shall be
in Mortgagee's sole discretion.
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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 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, 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.

(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
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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.

(¢) 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 three (3) 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) commencement of any litigation affecting or potentially affecting the financial
ability of Mortgagor or the value of the Property; (¢) 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
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investigation or clean-up of Hazardous Substances on the Property 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 generally accepted 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. 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, except that Mortgagor shall not be required to pay the cost of an appraisal more
frequently than once every calendar year unless (x) an Event of Default exists, (y) the appraisal
was required by a governmental or other regulatory agency or (z) the appraisal is obtained in
accordance with Section 5(e) of the Note.

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. 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 AND RENTS.

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
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interest, principal and other sums becoming due under the Liabilities, 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.

4.2.  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 thirty (30) days 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: (a) enter into
any lease at the Property; (b) amend or modify, or consent 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.

44  Mortgagor covenants and agrees to furnish to Mortgagee, on request: (i) a
complete list, as of the date of such request, of all existing Leases and the Rents payable
thereunder, and providing such further detail as Mortgagee may request; (ii) executed or certified
copies of all existing Leases and any modifications or amendments thereto; and (iii) specific,
separate assignments of any future Leases duly executed and acknowledged by Mortgagee.

4.4,  Mortgagor shall, from time to time, without charge and within ten (10) days after
requested by Mortgagee, execute, acknowledge and deliver, and cause each tenant under the
Leases to execute, acknowledge and deliver to Mortgagee a written statement, in form and
substance reasonably satisfactory to Mortgagee, certifying to certain matters relating to the
Leases, including without limitation: (i) the commencement and expiration dates of the Leases
and the dates when any rents, charges and other sums commenced to be payable thereunder; (ii)
that the Leases are unmodified and in full force and effect (or, if modified, stating the nature of
such modifications and that the Leases as so modified are in full force and effect); (iii) the
amount of Rents payable under the Leases and the dates to which the Rents and other charges
under the Leases have been paid in advance; and (iv) whether there are any uncured defaults by
Mortgagor or such tenant or any setoffs or defenses against enforcement of any terms or
conditions under any Lease.

11
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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 three (3) days upon written request delivered in person
or within seven (7) 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 ground water, 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.

6.2. Representations, Warranties and Covenants. 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 and has
determined 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

12
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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 (ii) 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 sixty (60) days from the date that the Mortgagor is given 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.

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,

13
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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)
liability for personal injury or property damage or damage to the environment, (D) any
diminution in the value of 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 Mortgagors and reasonably
approved by Mortgagee is not provided within ten (10) 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.

(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 five (5) 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.

14
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7. EVENTS OF DEFAULT. Each of the following shall constitute a default (each, an
"Event of Default") hereunder:

7.1.  Non-payment 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.  An Event of Default under the Note or any of the other Loan Documents;

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;

7.7. The death, 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)
or any guarantor (or affiliate of any such guarantor) in favor of Mortgagee, including 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;

7.9. The filing, entry or issuance of any judgment, execution, garnishment,
attachment, distraint or lien 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; or

7.10. A default under any other obligation secured by the Property or any part thereof.

8. REMEDIES. If an Event of Default shall have occurred, Mortgagee may take any of the
following actions:
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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, 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 the Property, 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.
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 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
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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. All notices and communications under this Mortgage shall be in writing
and shall be given by either (a) hand-delivery, (b) first class mail (postage prepaid), or (c)
reliable overnight commercial courier (charges prepaid), to the addresses listed in this Mortgage.
Notice shall be deemed to have been given and received: (a) if by hand delivery, upon delivery;
(b) if by mail, three (3) 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.

17
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9.2.  Post-Closing Deliveries. Mortgagor acknowledges that it is responsible to ensure
that Mortgagee receives all Post-Closing Deliveries (as defined below) in a timely manner
following closing, and in no event later than forty-five (45) days following the date hereof (the
“Deadline”). As used herein, the term “Post-Closing Deliveries” means (i) an original of this
Mortgage, each assignment of leases and any other loan document to be recorded in the Public
Records of the County in which the collateral securing the Loan is located, each of which shall
have been duly and properly recorded with all exhibits and schedules attached, (ii) the original
loan title insurance policy (or endorsement, as applicable) in the form required to be issued
pursuant to the marked-up title commitment received by the Mortgagee at Closing, and (iii) any
other item required to be provided to Mortgagee on a post-closing basis; provided, however, that
the Deadline for any item pursuant to this clause (iii) shall be the date such item is required to be
delivered pursuant to the Loan Documents, and in absence of any express deadline, forty-five
(45) days after the date hereof. Notwithstanding the foregoing, if Mortgagee’s legal counsel for
the Loan is also acting as title and closing agent in connection with this Loan, the term Post-
Closing Deliveries shall not include the items described in clauses (i) and (ii). If any of the Post-
Closing Deliveries are not timely delivered, Mortgagor shall promptly pay to Mortgagee, as an
administrative charge, the sum of $300.00 per item. In addition, Mortgagor shall promptly pay
to Mortgagor an additional administrative charge of $300.00 per item for each full month during
which such item remains undelivered. Mortgagor acknowledges that Mortgagee will incur
additional expenses as a result of any such late deliveries, which expenses would be
impracticable to quantify, and that Mortgagor’s payments under this Paragraph are a reasonable
estimate of such expenses. '

9.3. 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.

9.4. NoImplied 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.

9.5.  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.

18
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9.6. 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.

9.7.  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.

9.8. 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.

9.9. 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.

9.10 Consent to Jurisdiction. WITH RESPECT TO ANY LEGAL OR EQUITABLE
SUIT, ACTION, CLAIM OR PROCEEDING ARISING HEREUNDER OR UNDER THE
OTHER LOAN DOCUMENTS, MORTGAGOR (1) IRREVOCABLY SUBMITS TO THE
NONEXCLUSIVE JURISDICTION OF THE UNITED STATES DISTRICT COURT
LOCATED IN MIAMI-DADE COUNTY, FLORIDA, OR THE CIRCUIT COURT OF THE
STATE OF FLORIDA LOCATED IN MIAMI-DADE COUNTY, FLORIDA, (II) AGREES
THAT ALL SUCH SUITS, ACTIONS, CLAIMS OR PROCEEDINGS MAY BE HEARD AND
DETERMINED IN SUCH COURTS AND (III) IRREVOCABLY WAIVES ANY (A)
OBJECTION WHICH IT MAY HAVE AT ANY TIME TO THE LAYING OF VENUE OF
ANY SUIT, ACTION, CLAIM OR PROCEEDING ARISING OUT OF OR RELATING TO
THIS MORTGAGE OR ANY OTHER LOAN DOCUMENT BROUGHT IN ANY SUCH
STATE OR FEDERAL COURT AND (B) ANY CLAIM THAT ANY SUCH SUIT, ACTION,
CLAIM OR PROCEEDING BROUGHT IN ANY SUCH STATE OR FEDERAL COURT HAS
BEEN BROUGHT IN AN INCONVENIENT FORUM.

9.11. 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.

9.12. 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.
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9.13 Waiver of Jury Trial; Judicial Procedural Matters. MORTGAGOR AND
MORTGAGEE HEREBY WAIVE ITS/HIS/HER RESPECTIVE RIGHTS TO A JURY
TRIAL OF ANY CLAIM, CAUSE OF ACTION, DEFENSE, COUNTERCLAIM, AND
THIRD PARTY ACTION BASED UPON OR ARISING OUT OF, UNDER, OR IN
CONNECTION WITH THIS LOAN AND THIS MORTGAGE OR WITH THE
TRANSACTIONS AND OTHER DOCUMENTS CONTEMPLATED HEREBY AND/OR
EXECUTED BETWEEN AND AMONGST THE PARTIES. THIS WAIVER APPLIES
IN THE EVENT ANY THIRD PARTIES INSTITUTE, JOIN, OR DEFEND ANY
LITIGATION. THE SCOPE OF THIS WAIVER IS INTENDED TO BE ALL
ENCOMPASSING OF ANY AND ALL DISPUTES THAT MAY BE FILED IN ANY
COURT AND THAT RELATE IN ANY WAY TO THIS MORTGAGE AND/OR TO THE
PARTIES’ INTERACTIONS, INCLUDING, WITHOUT LIMITATION, CONTRACT
CLAIMS, TORT CLAIMS, CLAIMS BASED UPON STATEMENTS (WHETHER ORAL
OR WRITTEN), BREACH OF DUTY CLAIMS, AND ALL OTHER COMMON LAW,
STATUTORY, AND OTHER CLAIMS AND/OR DEFENSES, COUNTERCLAIMS, AND
THIRD PARTY ACTIONS. THE PARTIES FURTHER REPRESENT AND WARRANT
THAT THEY HAVE HAD THE OPPORTUNITY TO REVIEW THIS WAIVER WITH
THEIR RESPECTIVE LEGAL COUNSEL, AND THAT THEY KNOWINGLY,
INTELLIGENTLY, AND VOLUNTARILY WAIVE THEIR JURY TRIAL RIGHTS.
THIS PROVISION IS A MATERIAL INDUCEMENT FOR MORTGAGOR’S
EXECUTION OF THIS MORTGAGE AND MORTGAGEE’S EXTENSION OF CREDIT
TO MORTGAGOR. THE PARTIES EXPRESSLY AGREE THAT NO PARTY OR
ENTITY HAS REPRESENTED THAT THIS JURY TRIAL WAIVER WILL NOT BE
ENFORCED. : ' .

[Remainder of page intentionally left blank; signature page to follow.]

20



CFN: 20210521405 BOOK 32630 PAGE 2087

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:

VENETIAN FLATS, LLC,
a Florida limited liability

By: Mﬂ Mmoo/

’M@ G. Lamas, Manager

STATE OF FLORIDA )

P i sS:
COUNTY OF ]Dsft C/ )

The foregoing instrument was %wledged before me by means of Wcal
presence or [_] online notarization, this y of July, 2021, by Maria G. Lamas, as manager of
Venetian Flats, LLC, a Florida limited liability company, on behalf of the company, who is
personally known to _me_ or who has i
- - ‘W» as identification, ——.

i

[NOTARIAL SEAL] Pfint Namg’
Notary P A3 -F}
Commiss‘ﬁ\ & ;

W . TLe
My Congr}@;s?_glixpges: 3
- :'2 y'Q_‘\QQ\

........
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Schedule A
#85008664_v1

Lots 2-A and 3-A, of Replat of Lot 2, Venetia Towers,
according to the Plat thereof, as recorded in Plat Book 76, Page
72, of the Public Records of Miami-Dade County, Florida.
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MORTGAGE, ASSIGNMENT OF LEASES
AND RENTS AND FIXTURE FILING
DATED AS OF April/, 2023

GIVEN BY
CALTA VENETIAN, LLC, a Florida limited liability company,

Mortgagor
FOR T,HE BENEFKIT OF
TERRABANK, N.A., a national banking association,
Mortgagee
SECURING THE ORIGINAL PRINCIPAL SUM OF

$7,800,000.00
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MORTGAGE, ASSIGNMENT OF LEASES AND RENTS AND FIXTURE FILING

THIS MORTGAGE, ASSIGNMENT OF LEASES AND RENTS AND FIXTURE FILING (this
“Mortgage”) is executed as of the /i day of April, 2023, by and between CALTA VENETIAN, LLC, a
Flerida limited liability company, each whose mailing address 3109 Ponce De Leon Blvd, Coral Gables,
Florida, 33134, (‘Mortgagor”), and TERRABANK, N.A., a national banking association, having offices at
3191 Coral Way, Penthouse 1, Miami, Florida 33145 (“Bank™).

WHEREAS, Mortgagor is justly and lawfully indebted to Mortgagee in the sum SEVEN
MILLION EIGHT HUNDRED THOUSAND AND NO/100 ($7,800,000,00) DOLLARS, as evidenced
by that certain promissory note payable to the order of Mortgagee (the "Note"), executed by Mortgagor,
bearing the same date as this Mortgage, to be paid according to its terms, to be paid according to its

terms, the final payment under which is due and payable on April _/ .-, 2025,
1. Granting Clauses.
1.1 Mortgage. [or valuable consideration, the receipt and sufficiency of which are hereby

acknowledged and confirmed, Mortgagor hag executed and delivered the Note, Loan Agreement and the
other Loan Documents {as such terms and all other capitalized terms used in this Mortgage are
hereinafter defined in this Mortgage) and heveby irrevocably and absolutely grants, transfers, assigns,
mortgages, bargains, sells and conveys to Mortgagee all the following {collectively, the “Premises”):

{a) the fee estate in all those certain lots, piecas or parcels of land located in Miami-Dade County,
Florida and more particularly deseribed in Exhibit “A”) attached hereto and incorporated herein by this
reference (the “Land”);

) the Improvements, and any and all appurtenances and additions theyeto and any and all
betterments, renewals, substitutions and replacements thereof;

(c) all right, title and interest of Mortgagor in and to all construction and other materials of every
kind and nature used or installed in, on, or in connection with, or incorporated into, the Improvements
from time to time, or intended to be used or installed in, on, or in connection with, or incorporated into,
the Improvements from time to time, whether or not located upon the Land;

(d) all and singular the tenements, hereditaments, agreements, privileges, royalties, and rights of
way and appurtenances belonging or in anywise appertaining to the Land and Improvements, including
all agreements or rights granting, conveying or creating, for the benefit of the Land, any easement, right
or license in any way affecting the Land or the Improvements {whether in gross or appurtenant, and
whether for ingress and egress, drainage, utilities, parking or any other purposes), and the reversion or
reversions, remainder and remainders, rents, issues and profits thereof; and also ail the estate, right,
title, interest, property, claim and demand whatsoever of Mortgagor, of, in and to the same and of, in and
to every part and parcel thereof;

(e) all right, title and interest of Mortgagor, if any, in and to the land lying in the bed of any street,
road or avenue, opened or proposed, in front of or adjoining the Land, on, in or to the air space over the
- Land, or any parcel thereof, and all rights of ingress and egress with respect to the Land,;
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3] all Rents and all rights (but not obligations) of Mortgagor in, to and under any and all Leases,
and the rights to enforce, whether at law or in equity or by any other means, all terms, covenants and
other provisions thereof and all options thereunder;

(&) all rights (but not obligations) of Mortgagor in, to and under any and all insurance policies
maintained by or for the benefit of Mortgagor with respect to the Premises, and/or the business of
Mortgagor conducted in connection therewith, all premiums paid thereunder and all proceeds paid or due
and payable thereunder;

(h) all sums held in escrow at any time and from time to time by Mortgagee or any third party
pursuant to this Mortgage and/or any other Loan Document, including, but not limited to, any account
for (i} Property Taxes or {nsurance premiums, {i1) security deposits, Contract deposits and operating
expenses, or (iii) reserves of any kind,

@) all vights (hut not obligations) of Mortgagor in, to and under any and all proceeds, compensation,
awards, damages and other payments (collectively, “proceeds” paid or due and payable by any
Governmental Authority on account of any Taking in respect of the Premises, including interest thereon,
and the right to receive the same;

) all rights (but not obligations) of Mortgagor in, to and under any and all claims and/or causes of
action of any kind whatsoever arising in tort, by contract or otherwise which Mortgagor now has or may
at any time hereafter acquire with respect to the Premises or any part thereof or interest therein, or the
business of Mortgagor conducted in connection therewith;

k) all rights (but not obligations) of Mortgagor in, to and under all contracts of sale for the Premises
or any part thereof or interest therein, and all sums paid or due and payable thereunder, including,
without limitation, any and all earnest moneys and/or other deposits made or due and payable
thereunder;

{)) all rights (but not obligations) of Mortgagor in, to and under all Permits, Plans, Warranties and
Reports;

{m) all rights (but not obligations) of Mortgagor with respect to: (1) any construction, design,
architectural and engineering agreements relating to the Improvements or any part thereof, and (1)
payment andfor performance bonds, sureties, letters of credit and similar instruments 1ssued with
respect to all or any part of the Land, Improvements, or Equipment, together with any and all rights (but
not oblgations) of Mortgagor relating to any of the foregoing and necessary or desirable for Mortgagee to
uge any of the foregoing upon the occurrence of an Event of Default under any of the Loan Documents;
{n) all right, title and interest of Mortgagor as “declarant,” “developer”, “owner” or other similar
capacity in, to and under any declaration of covenants, restrictions and easements and any other
homeowners’ or property owners’ documents filed in respect of or otherwise affecting the Premises or any
part thereof;

(o) all other rights and interests of Mortgagor, tangible and intangible, relating to the Premises and
the development, construction, operation and management thereof;

{p) all additions and appurtenances to, and all extensions, improvements, betterments, renewals,

replacements and substitutions of, any of the foregoing hereafter acquired by or released to Mortgagor or

constructed, assembled or placed on the Land, Improvements or any other portion of the Premises, and

all conversions of security constituted thereby, which additions, appurtenances and extensions,
3




CFN: 20230273508 BOOK 33678 PAGE 516

improvements, betterments, renewals, vreplacements, substitutions and conversions, immediately upon
such acquisition, release, construction, assembling or placement, as the case may be, and in each case,
without any further granting by Mortgagor, shall become part of the Premises, and shall be subject to the
security interest hereof fully, completely and with the same effect as though owned by Mortgagor on the
date hereof and specifically described herein; and

(q) all proceeds of the conversion, voluntary or involuntary, permitted or otherwise, of any of the
foregoing into cash or liquidated claims.

TO HAVE AND TO HOLD for the purpose of securing the due, prompt and complete (1)
payment of all principal, interest and other sums due and payable under the Note and Loan Agreement,
(2) payment of all other sums, obligations, debts and liahilities, plus interest thereon, of Mortgagor to
Mortgagee as well as ali claims by Mortgagee against Mortgagor whether now existing or hereinafter
arising whether related or unrelated to the purpose of the Note, the Loan Agreement, whether voluntary
or otherwise, whether due or not due, divect or indirect, determined or undetermined, ahsolute or
contingent, iquidated or unliquiated whether obligated as guarantor, surety, accommodation party or
otherwise, (8) which may now or hereafter be due and owing to Mortgagee under the terms of this
Mortgage or any other Loan Document, including, without limitation, interest thereon, and (4) payment
of any reimbursement or other obligations of Mortgagor (collectively, “LOC Obligationg™), which may
hereafter be due and owing to Mortgagee in connection with any letters of eredit that may (at Mortgagee”
s sole option) be heveafter issued for or on behalf of Mortgagor with respect to all or any part of the
Premises, and (B) observance, performance, fulfillment and discharge of each and every obligation,
covenant, condition, warranty, representation and agreement in the Note, the Loan Agreement, this
Mortgage and/or any other Loan Document, regardless of how characterized herein or therein
(collectively, the “Ohligations™), '

1.2 Fixture Filing. This Mortgage constitutes a fixture filing with respect to any goods or other
items which are or are to hecome fixtures, and is intended to be filed in the real estate records of Miami-

Dade County, Florida.

2. Repnresentations, Warranties, Covenants and Agreements of Mortgagor.

Mortgagor herehy represents, warrants, cavenants and agrees as follows:

2.1 Payment of Indebtedness. Mortgagor shall pay to Mortgagee ali principal, interest and other
sums payable under each of the Loan Documents, as and when due thereunder in accordance with the
terms and conditions thereof. The Note or Loan Agreement may provide for the compounding of interest
under the circumstances set forth in the Note or the Loan Agreement, the applicable terms of which are
incorporated herein by this reference.

2.2 Operation of Premises. Mortgagor shall maintain the Premises in good condition and repair.
Mortgagor shall not commit or suffer any waste of the Premises and shall comply with, or cause to be
complied with, all Governmental Requirements. Mortgagor shall not remove, demolish or materially
alter or enlarge any Improvements or construct any additional Improvements, without the prioy written
consent of Mortgagee in each instance. Mortgagor shall promptly repair, restore, replace or rebuild any
part of the Premises damaged or destroyed by any casualty whatsoever or which may be affected by any
Taking, in accordance with and subject to the requirements of Sections 2.8 and 2.9 of this Mortgage.
Mortgagor shall camplete and pay for, within a reasonable time, any Improvement now or at any time
hereafter in the process of eonstruction on the Premises. Without Mortgagee's prior written eonsent in
each instance, Mortgagor shall not: (i) initiate, join in or consent to (A) any change in any private
restrictive covenant, zoning ordinance, Permit, or other public or private restrictions, limiting or affecting
4
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in any manner all or any part of the Premises, and/or the uses which may be made thereof, or (B) any
change in the existing access to and from the Premises, including, but not limited to, any vacation of any
public roads, streets or access ways; or (ii) record any declaration of condominium, or other covenants,
conditions or restrictions against the Premises, or any part thereof.

2.3 Title of Mortgagor. Mortgagor represents and warrants that Mortgagor has full right to
execute and deliver this Mortgage and that Mortgagor has, subject to those exceptions to title in the title
policy insuring this Mortgage and approved by Mortgagee, in its own right, good and indefeasihie title in
fee simple to the Premises which is free from all liens and encumbrances (subject only to the Senior
Mortgages and exceptions to title stated on Schedule B of the policy of title insurance issued in favor of
Mortgagee in connection with this Mortgage), and has full power and authority to encumber the same by
this Mortgage. Mortgagor shall make, execute, acknowledge and deliver in due form of law all such
further or other deeds or agsurances as may at any time hereafter be desired or required for the purpose
of more fully and effectually encumbering and mortgaging the Premises as hereby encumbered and
mortgaged or intended so to be, unto Mortgagee, for the purposes set forth herein, and shall warrant and
defend the Premises and all pavts thereof and interests therein unto all and every person or persons
deriving any estate, right, title or interest therein under this Mortgage, against Mortgagor and all
persons claiming through Mortgagor.

2.4 Payment of Property Taxes. Subject to the terms of the Loan Agreement, Mortgagor shall pay
all Property Taxes and other charges and liens now or hereafter assessed or levied against the Premises
or any part thereof or interest therein on or before November 30 of each calendar year for which same are
assessed. In case Mortgagor shall fail to pay such taxes by November 30 of such year, Mortgagee may,
but shall not be obligated to, pay the same in whole or part. All sums so paid by Mortgagee in discharge
of such Property Taxes and other charges and liens shall be due and payable by Mortgagor to Mortgagee
on demand and shall earn interest from and after the date the same are paid by Mortgagee, whether or
not demand for repayment is then made, at the Default Rate. All sums so advanced and all interest
thereon shall be a lien on and security interest in the Premises and shall be secured by this Mortgage,
Mortgagor shall exhibit to Mortgagee receipts for the payment of Property Taxes and all other charges
and liens on or before April 15 of each calendar year.

2.5 Eserow for Property Taxes. Throughout the term of this Mortgage, Mortgagor shall cause
the tax collector to send, mail or otherwise deliver directly to Mortgagee copies of all bills, statements or
other documents relating to Property Taxzes for each year (the “Tax Bills”), Without limiting the
obligations of Mortgagor to pay Property Taxes in full on or before November 30 of the applicable year for
which the Tax Bills were rendered Mortgagor shall make periodic deposit payments with Mortgagee in
accordance with the terms of the Loan Agreement and Senior Loan Documents.

2.6 Tnsurance Coverage. Mortgagor shall at all times provide, maintain and keep in force the
following policies of insurance as provided in the Loan Agreement. If Mortgagor fails to provide,
maintain, keep in force or deliver and furnish to Mortgagee the policies of insurance required by this the
Loan Agreement and this Mortgage, Mortgagee may, but shall not be obligated to, procure such
insurance or single interest insurance for such risks covering Mortgagee's interest and pay the premiums
for any such insurance, all without Mortgagor’s consent, so as to prevent any lapse in: coverage. All sums
advanced by Mortgagee to pay premiums on insurance policies which Mortgagor is required to maintain
hereunder shall be due and payable by Mortgagor to Mortgagee on demand and shall earn interest from
and after the date the same are paid by Mortgagee, whether or not demand for repayment is then made,
at the Default Rate. All sums so advanced and all interest thereon shall be a lien on and security
interest in the Premises and shall be secured by this Mortgage in addition to all of the other Obligations.
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(a) In the event of foreclosure of this Mortgage or other transfer of title or assignment of the
Premises in lieu of foreclosure, all right, title and interest of Mortgagor in and to all policies of insurance
required by this Mortgage shall, including all premiums theretofore paid by Mortgagor, inure to the
henefit of and pass to Mortgagee or any other purchaser or purchasers of the Premises at the foreclosure
sale.

(b} Without limiting any other rights and remedies available to Mortgagee under the Loan
Docunients, Mortgagor specifically understands and agrees that in the event adequate insurance
coverage as specified herein cannot be secured with an approved company satisfactory to Mortgagee and
maintained during the entire term of the Loan, same shall be deemed an Event of Default, and
Mortgagee shall have the right, inter alia, to accelerate the Loan. ‘

2.9 Leases.

(2) Unless Mortgagee otherwise agrees in writing: (i) each Lease must provide for Rents due and
payable thereunder at market rates and otherwise be upon such terms and conditions as are agreed to as
the result of good faith, bona fide arms-length negotiations; (iii) the tenant under each Lease must intend
to use and occupy the space demised thereby and not for the purpose of releasing or subleasing; (iii) the
demised premises under any Lease must be used solely for legal purposes consistent with the operation of
the Premises and any use restrictions of record; (iv) no Lease may grant any option or right to acquire the
Premises or any part thereof or interest therein; (v} each Lease must be on Mortgagor’s standard form of
Lease; (vi) each Lease must be at all times subject, subordinate and inferior in all respects to the lien
and operation of this Mortgage and all other Loan Documents, and the Mortgagor’s standard lease form
shall contain a provision which provides for such automatic subordination,

(b) Mortgagor shall not, without Mortgagee's prior written consent in each instance, accept
prepayment of rent under any Lease or permit any tenant to offset or credit sums due and payable by
Mortgagor to such tenant against Rents, as the case may be, for more than thirty (30) days in advance.
Mortgagor shall not, without the prior written consent of Mortgagee, create, or subordinate any Leases to
{or permit, allow, or suffer any such subordination), any lien or security interest which would be superior
to the Leases or would, upeon foreclosure thereof, extinguish the Leases.

{c) Mortgagor shall, at any time and from time to time upon request by Mortgagee, execute,
acknowledge and deliver to Mortgagee an assignment of the Leases, in form and substance satisfactory to
Mortgagee, transferring and assigning Mortgagor's interest in the Leases (or a particular Lease, if
requested by Mortgagee) to Mortgagee as security for the Note and other Loan Documents. Mortgagor
shall furnish to Mortgagee copies of all Leases requested by Mortgagee within ten (10) days following
Mortgagee's demand therefor.

2.8 Environmental Compliance,

(a) If Mortgagor shall fail to comply with any of the provisions of this Section or any provision of any
other Loan Document relating to Hazardous Substances andfor Environmental Laws, Mortgagee shall
have the right, but not the obligation, to enter upon the Premises and to expend funds to cure such
failure by performing such remedial work as may be necessary to make the Premises conform to all
Environmental Laws. Any amounts expended by Mortgagee as a result thereof shall be due and payable
by Mortgagor to Mortgagee on demand and shall earn intevest from and after the date the same are
expended by Mortgagee, whether or not demand for vepayment is then made, at the Default Rate. All
such amounts and all interest thereon shall be part of the Obligations secured by this Mortgage and shall
constitute a lien on and security interest in the Premises. Any partial exercise by Mortgagee of
Mortgagee's remedies herein, including any partial undertaking by Mortgagee of remedial work, shall not
obligate Mortgagee to continue to exercise such remedies or complete any remedial work commenced or
6
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take any further or additional actions or require Mortgagee to expend or incur any further sums in
connection therewith. The exercise by Mortgagee of Mortgagee's remedies herein shall not operate to
place upon Mortgagee any responsibility for the operation, control, care, management or repair of the
Premises, or make Mortgagee the “owner” or “operator” of the Premises or a “responsible party” within
the meaning of Environmental Laws.

2.9 Casualty.

(a) Subject to the terms of the Loan Agreement and the Senior Loan Documents, Mortgagee shall
have the exclusive right to receive all proceeds of insurance payable on account of any loss, damage or
destruction affecting the Premises or any part thereof or interest therein, and Mortgagor hereby
authorizes and directs each insurance company to pay all such insurance proceeds divectly to Mortgagee.
Mortgagor hereby absolutely, unconditionally and irrevocably assigns to Mortgagee all of Mortgagor's
rights to such insurance proceeds, including, without limitation, the right to receive the same, and
Mortgagor agrees to execute such further assignments confirming the foregoing as Mortgagee may from
time to time require. If Mortgagor receives any such insurance proceeds, Mortgagor shall immediately
turn over same to Martgagee. If Mortgagee shall have the right, but not the obligation, to commence,
appear in and prosecute in its own name, any action or proceeding in connection with any loss, damage or
destruction and/or any insurance proceeds payable on account theveof. Without Mortgagee’s prior
written consent, Mortgagor shall not settle, adjust or compromise any claim for loss, damage or
destruction affecting the Premises, or any part thereof or interest therein, under any policies of
insurance, and Mortgagee is heveby authorized and empowered by Mortgagor to settle, adjust or
compromise all claims for loss, damage or destruction affecting the Premises, or any part thereof or
interest therein, under any policies of insurance without Mortgagor’s consent. Mortgagee shall not be
responsible for any failure to collect any insurance proceeds, regardless of the cause of such failure.
b Nothing herein shall excuse Mortgagor from operating and maintaining the Premises following
such casualty in accordance with Section 2.2 (“Operation of Premises”) of this Mortgage, or from
promptly repairing all damage and restoring the Premises to a condition equal to or better than the
condition of the Premises before the casualty, regardless of whether or not theve are insurance proceeds
available for such purposes or whether the amount of insurance proceeds is sufficient therefor, subject,
however, to such temporary closure of the Premises or portions thereof as may be necessary to effectuate
repairs thereto so long as such closures are limited in scope and time to that which is consistent with
prompt and diligent completion of such repairs, Neither the application by Mortgagee of any such
insurance proceeds to the Obligations nor the release of the same to Mortgagor for the repair and
restoration of the Premises, or otherwise, shall cure or waive any Default or Event of Default undeyx this
Mortgage or invalidate any act done pursuant to any notice of default given pursuant thereto.

{c) Notwithstanding any loss, damage or destruction of the Premises or any part thereof or interest
therein, or the application of any insurance proceeds realized thereby to the Obligations, Mortgagor shall
continue to pay the Note and Loan Agreement in accordance with the terms thereof and perform all the
other Obligations under this Mortgage until the entire indebtedness secured hereby has been paid in full
and all other Obligations have been fully performed. No loss, damage or destruction shall be deemed to
reduce any Obligations secured by this Mortgage or stay the accrual of interest thereon exeept to the
extent insurance proceeds are actually received by Mortgagee and Mortgagee has given written notice to
Mortgagor of the application of such proceeds to the reduction of the Obligations,

(d} I, following the occuryvence of any loss, damage or destruction to the Premises, any part thereof

or interest therein, but prior to the receipt by Mortgagee of any of the proceeds thereof, the Premises

shall be sold on foreclosure of this Mortgage, Mortgagee shall have the right to receive all msurance

proceeds payable on account of such loss, damage or destruction and apply such proceeds to any

deficiency found to be due upon such sale, with legal interest thereon, whether or not a deficiency
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Judgment on this Mortgage shall have been sought or recovered or denied, and to all costs and expenses,
including attorneys' fees, incurred by Mortgagee in connection with the collection of such proceeds.

2.10  Condemnation.

(a) Mortgagor shall give prompt written notice to Mortgagee of the accurrence of any Taking or of the
receipt by Mortgagor of any notice or other information regarding any Taking or contemplated Taking,
and shall promptly deliver to Mortgagee copies of all papers and pleadings served in connection with any
and all Takings.

(b} Subject to the terms of the Loan Agreement and the Senior Loan Documents, Mortgagee shall
have the exclusive right to receive all proceeds payable on account of any Taking, and Mortgagor hereby
authorizes and dirvects the Government Authorities doing such taking to pay all proceeds payable on
account thereof divectly to Mortgagee, If Mortgagor receives any such condemnation proceeds, Mortgagor
shall immediately turn over same to Mortgagee, Mortgagee shall have the right, but not the obligation,
to commence, appear in and prosecute in its own name any action or proceeding in connection with any
Taking. Without Mortgagee’s prior written consent, Mortgagor shall not settle or compremise any such
action or proceeding, and Mortgagee is hereby authorized and empowered by Mortgagor to compromise or
settle the same without Mortgagor's consent. Mortgagor hereby absolutely, unconditionally and
irrevocably assigns to Mortgagee all of Mortgagor's rights in respect of any Taking, including, without
limitation, the right to receive all proceeds thereof, and Mortgagor agrees to execute such further
assignments confirming the foregoing as Mortgagee may from time to time require. Mortgagee shall not
be responsible for any failure to collect any such proceeds, regardless of the cause of such failure.

(e Nothing herein shall excuse Mortgagor from operating and maintaining the Premises or any
portion thereof remaining after such Taking in accordance with the Section 2.2 ("Operation of Premises”)
of this Mertgage, or from promptly repairing and restoring the Premises or the remaining portion
thereof, to the maximum extent possible, to a condition equal to or better than the condition of the entire
Premises before such Taking, regardless of whether or not there are condemnation proceeds available for
such purposes or whether the amount of such proceeds is sufficient therefor, subject, however, to such
temporary closure of the Premises or portions thereof as may be necessary to effectuate repairs and
restoration so long as such closures are limited in scope and time to that which is consistent with prompt
and diligent completion of such repairs and restoration. Neither the application by Mortgagee of any
such proceeds to the Obligations secured herehy nor the release of the same to Mortgagor for the repair
and restoration of the Premises or otherwise shall cure or waive any Default or Event of Default under
this Mortgage or invalidate any act done pursuant to any notice of default given pursuant thereto.

(d) Notwithstanding anything in this Mortgage to the contrary, if, following the occurrence of any
Taking but prior to the receipt by Mortgagee of any of the proceeds thereof, the Premises shall be sold on
foreclosure of this Mortgage, Mortgagee shall have the exclusive right to receive all proceeds payable on
account of such Taking and apply such proceeds to any deficiency found to be due upon such sale, with
legal interest thereon, whether or not a deficiency judgment on this Mortgage shall have been sought or
recovered or denied, and to all costs and expenses, including attorneys' fees, incurred by Mortgagee in
connection with the collection of such proceeds.

2.11  Restrictions on Alienation and Further Encumbrances.

(2) Except with respect to the Senior Mortgages (as such term is hereinafter defined) Mortgagor

ghall not, without Mortgagee's prior written consent in each instance, which may be given or withheld in

Mortgagee’s absolute and sole discretion, voluntarily or involuntarily sell, assign, convey, transfer, grant,

or otherwise dispose of {or permit, allow or suffer same), or permit, allow or suffer any person to
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voluntarily or inveluntarily purchase or otherwise acquire, the Premises or any legal or beneficial
interest in the Premises or any part thereof or interest therein (including, without limitation, any “net,”
“master” or “ground” leasing of the Premises).

(b) Mortgagor shall not, without Mortgagee's prior written consent in each instance, which may be
given or withheld in Mortgagee's absolute and sole discretion, permit, allow or suffer any person to
voluntarily or involuntarily sell, assign, convey, transfer, or otherwise dispose of (or permit, allow or
suffer same), or permit, allow or suffer any person to voluntarily or involuntarily purchase or otherwise
acquire, any legal or beneficial interest in Mortgagor, or any limited or general partner of Mortgagor.

(c) Mortgagor shall not, without Mortgagee's prior written consent in each instance, which may be
given or withheld in Mortgagee's absolute and sole discretion, voluntarily or involuntarily (1) sell, assign,
convey, transfer, grant or otherwise dispose of the Premises, or any part thereof or interest therein, as
security for any indebtedness, other obligations, or otherwise, (ii) assign the whole or any part of the
Leases or the rents, issues, profits, royalties, bonuses, income or other benefits devived from or produced
by the Premises, (iii) otherwise lien, mortgage, collateralize, pledge, grant a security interest in, or in any
way hypothecate, directly or indirectly, the Premises, or any part thereof or interest therein, (iv) lien,
mortgage, encumber, collateralize, pledge or in any way hypothecate, directly or indirectly, any legal or
heneficial interest in Mortgagor, or in any of the membership interests of Mortgagor, or (vi) permit, allow
or suffer any of the foregoing to take place.

2,12  Construction Liens. Mortgagor shall, within fifteen (15) days after Mortgagor receives notice
or otherwise knows or should have known thereof, pay and discharge, at Mortgagor's cost and expense,
all construction liens, encumbrances and charges upon the Premises, or any part thereof, or any interest
therein. Mortgagor shall have the right to contest in good faith the validity of any such Hen,
encumbrance or charge, provided that Mortgagor shall first deposit a bond, cash or other security, in
conformance with Chapter 713, Florida Statutes, with respect to such lien(s), in such amounts and in
suech form and content so as to cause such Hen(s) to be removed as lien{s) against the Premises, and
deliver to Mortgagee such proof of the removal of such lien(s) as shall be satisfactory to Mortgagee in its
sole and absolute discretion.

2.13 Easements and Restrictions. All proposed easements, plats, declarations of condominium,
declarations of covenants and restrictions, homeowner’s association documents, and other instruments
{and any amendment to or modifications of any such instruments) which would or might affect the title to
the Premises shall be submitted to Mortgagee for Mortgagee’s approval (and execution solely as a
lienholder if Mortgagee approves same) prior to the execution thereof by Mortgagor, accompanied hy a
survey showing the exact proposed location thereof, as applicable, and such other information as
Mortgagee shall reasanably require. Mortgagor shall not subject the Premises, or any part thereof, to
any declaration of condominium, timeshare documents or restrictive covenant without the prior written
consent of Mortgagee.

2.14 Mortgagee's Due Diligence. Mortgagee shall have the right, but not the obligation, until all
Obligations have been fully paid and performed, to conduet such on-going due diligence with respect to
Mortgagor, the Premises and the business of Mortgagor with respect thereto as Mortgagee may in its sole
and absolute discretion determine is necessary or advisable to fully and properly monitor and ascertain
the ability of Mortgagor to pay and perform such Obligations, the condition of the Premises and
Mortgagor's compliance with the terms and conditions of the Loan Documents,

(2} Without limiting the foregoing, Mortgagee and its officers, employees, representatives,

consultants, accountants, advisers, contractors and other agents shall have the right, but not the

obligation, at any time and from time to time, whether or not a Default or an Event of Default shall then
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exist, on reasonable advance notice during ordinary business hours (1) to enter upon the Premises and all
portions thereof in order to conduct any and all inspections, tests, appraisals and other investigations,
including, without Hmitation, physical inspections and environmental audits and tests, as Mortgagee
may in its sole and absolute discretion deem necessary or advisable, (2) inspect, copy {(at Martgagor’s
expense) and audit all of Mortgagor's files, accounts, books and records, at the Premises or Mortgagor's
principal office, and (3) conduct discussions with tenants under Leases, mortgagees under other
mortgages, parties under Contracts, Kguipment Leases and other agreements pertaining to or affecting
Mortgagor, the Premises or the business of Mortgagor conducted with respect thercto andfor any
Governmental Authorities having jurisdiction over Mortgagor or the Premises or any part thereof or
interest therein.

(b} Mortgagor shall cooperate with and assist Mortgagee in its efforts to acquire such information
with respect to Mortgagor, the Premises andfor the business of Mortgagor conducted theveon as
Mortgagee may require and shall promptly answer such inquiries with respect thereto as Mortgagee may
at any time or from time to time make,

(c) All costs and expenses, including, without lmitation, attorneys' fees, incurred or expended by
Mortgagee In conducting due diligence with respect to Mortgagor, the Premises and/or the business of
Mortgagor with respect thereto following the occurrence of a Default or an Event of Default under this
Mortgage, the Note or any other Loan Documents, including, without limitation, physical inspections,
appraisals and environmental audits and tests, shall be deemed to be incurred and/or expended in
connection with the collection of the Obligations and Mortgagee shall be reimbursed by Mortgagor
therefor as provided in Section 2,15 (Reimbursement of Expenses).

2.15  PFuture Advances. In addition to the Obligations presently secured hereby, this Mortgage shall
also secure such future advances, whether such advances are obligatory or 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 were made on the date of the execution of this Mortgage, even though theve
may be no indebtedness cutstanding at the time any advance is made, Such lien, as to third persons
without actual notice thereof, shall be valid as to all such indebtedness and future advances from the
time this Mortgage is filed for record as provided by law. The total amount of indebtedness that may he
so secured may decrease or iIncrease from time to time, but the total unpaid balance so secured at any one
time shall not exceed the double the original principal amount, plus interest thereon and advances made
hereunder for the payment of Property Taxes, liens and insurance with respect to any part of the
Premises. This Section shall not, however, obligate Mortgagee to make any such advances.

2.16 Reimbursement of Expenses. Any and all costs and expenses incurred or expended by
Mortgagee, including, without limitation, attorneys' fees, whether in connection with any action or
proceeding or not, to sustain the lien of this Mortgage or its priovity, or to protect or enforce any of its
rights and remedies hereunder or judgments renderved in connection with the Loan Documents, or to
recover any indebtedness hereby secured, or for any title examination or title insurance policy relating to
the title to the Premises, shall be due and payable by Mortgagor to Mortgagee on demand and shall earn
interest from and after the date the same are paid by Mortgagee, whether or not demand for repayment
is then made, at the Default Rate, All sums so advanced and all interest thereon shall be a lien on and
security interest in the Premiges and shall be secured by this Mortgage in addition to all other
Obligations.

2.17 Estoppel Certificates.
(a) Within a reasonable time following Martgagor's written demand therefor, Mortgagee shall deliver

to Mortgagor a certificate of Mortgagee, in form satisfactory to Mortgagee, stating the amount of the then
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unpaid principal balance of the Note, the amount of any unpaid interest accrued thereon, the interest
rate then being earned on the outstanding principal balance of the Note, and the date to which the last
installment of interest or principal and interest has been paid, and whether or not any Default or Event
of Default exists.

(b) Within ten {10) days after request by Mortgagee, Morvtgagor shall furnish Mortgagee with a
statement, duly acknowledged and certified, setting forth: (i) the amount of the original prineipal amount
of the Note; (ii) the then outstanding principal balance of the Note; (iii) the rate of interest of the Note;
(iv) the date on which installments of interest and/or principal were tast paid; (v) any offsets or defenses
to the payment of the Obligations; and (vi) that the Note, this Mortgage and the other Loan Documents
are valid, legal and binding obligations, which have not been modified, or if modified, giving particulars of
guch modification.

3. Events of Default and Remedies.

3.1 Events of Default. Each of the following events shall constitute an “Event of Default”
hereunder;

(a) the failure of Mortgagor to pay any installment of prineipal andfor interest due and payable
under the Note or the Loan Agreement when and as same becomes due and payable; or

(b) the failure of Mortgagor to pay in full the outstanding principal of the Note or Loan Agreement
together with accrued and unpaid interest, on the Maturity Date (as defined in the Note), whether
occeurring on the stated Maturity Date, by acceleration, or otherwise; or

(c) a default or Event of Default under the terms of any Loan Document or any of the Senior Notes,
Senior Mortgages or any of the other Senior Loan Bocuments,

(d) the failure of Mortgagor to pay any other sum due and payable by Mortgagor to Mortgagee or to
any other person under any of the Loan Documents, including, without limitation, escrow deposits
provided for herein, within ten (10) days following the date written notice is provided by Mortgagee to
Mortgagor; or

(e} the actual or threatened waste, removal, demolition or alteration of the Premises or any part
thereof without the prior written consent in each instance of Mortgagee, which default is not cured
within thirty (80) days following written notice thereof from Mortgagee, or if such failure cannot with due
difigence be cured within such thirty {30) day period, such longer period, not to exceed sixty (60)
additional days, as may be necessary to cure the same with due diligence, provided that Mortgagor
commences the cure within such thirty (30) days and proceeds diligently and continuously to cure the
same; or

i) the failure of Mortgagor to keep in foree any insurance policy required under this Mortgage, the
Loan Agreement, the Senior Loan Documents or any other Loan Document or to deliver such policy or
evidence of its renewal to Mortgagee; or

() the failure of Mortgagor to deliver any notice, report, assignment, certificate, instrument or other
document which Mortgagor is vequired to deliver to Mortgagee within ten (10) days following written
demand by Mortgagee therefor; or

(h} the taking of any action by Mortgagor contrary to the provisions of Section 2.10 (Restrictions on
Alienation and Further Encumbrances); or
11
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@) the taking of any action by another person which Mortgagor is not to permit, allow or suffer to
oceur hereunder, which default is not cured within thirty (30) days following written notice thereof from
Mortgagee; or

4} the failure of any warranty or representation made in this Mortgage or in any other Loan
Document or in any notice, report, assignment, certificate or other document given by Mortgagor or any
Approved Signatory to Mortgagee on the date hereof or at any time hereafter to be true and correct in
any material respect as of the date made; or

(k) the failure of Mortgagor to perform and observe any covenant, obligation, agreement or
undertaking under the Note, the Loan Agreement, this Mortgage or any other Loan Document following
such written notice and/or cure period, if any, as may be provided for therein for curing such failure; or

)] the failure of Mortgagor te perform and observe any covenant, obligation, agreement or
undertaking under this Mortgage not otherwise referred to in subsections 3.1(a) through §) above within
thirty (30} days following written notice thereof from Mortgagee, or if such failure cannot with due
diligence be cured within such thirty (30} day period, such longer period, not to exceed an additional
thirty (30) days, from and after the giving of such written notice, as may be necessary to cure the same
with due diligence, provided that Mortgagor commences the cure within such thirty (30) days and
proceeds diligently to cure the same (except that there ghall be no additional thirty (30) day cure period if
such default 1s not reasonably curable within such additional thirty (30) day cure period); or

(m) the oceurrence or existence of any Default or Event of Default the Loan Agreement or under any
of the other Loan Documents or Mortgagor’s failure to comply with or perform any other term, obligation,
covenant or condition contained in any agreement or loan by and between Mortgagor and Mortgagee; or

(n) (1) if Mortgagor or any other Party in Interest becomes insolvent, makes a transfer in fraud of, or
an assignment for the benefit of, creditors, or admits in writing its inability, or is unable, to pay debts as
they become due; or (2) a receiver, custedian, iquidator or trustee is appointed for all or substantially all
of the assets of any Party in Interest or for the Premises in any proceeding brought by any Party in
Interest, or any such receiver or trustee is appointed in any proceeding brought against any Party in
Interest or the Premises and such appointment is not promptly contested or is not dismissed or
discharged within ninety (90) days after such appointment; or (3) any Party in Interest files a petition
under the United States Bankruptey Code, as amended, or under any similar federal or state law or
statute; or (4) a petition against any Party in Interest is filed commencing an involuntary case under any
present or future federal or state bankruptcy or similar law and such petition is not dismissed or
discharged within sixty (60) days after the filing thereof; or (5) any composition, rearrangement,
Bguidation, extension, reorganization or other relief of debtors now or hereafter existing is requested by
any Party in Interest; or

(o) the transfer of any memhbership interest or manager of the Mortgagor or the dissolution,
termination, merger, consolidation or reorganization of Mortgagor or any partner of Mortgagor, or any
Guarantor not authorized in the Loan Documents; or

3.2 Right to Accelerate. Upon the occurrence of an Event of Default, the entire unpaid balance of
the prinecipal of the Note, all accrued and unpaid interest thereon and all other sums of any kind
whatsoever secured by this Mortgage and/or payable under any other Loan Documents shall, at the
option of Mortgagee, become immediately due and payable in its entirety without notice or demand.

12
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3.3 Foreclosure. Upon the occurrence of any Rvent of Default, Mortgagee shall have the right to
collect all indebtedness, charges, and other sums then due and payable under this Mortgage and any of
the other Loan Documents by proceeding against the Premises, or any part thereof or interest therein, by
foreclosure, or other action at law or In equity for the enforcement of this Mortgage, or otherwise, as
permitted by the laws of the State of Florida. Mortgagor hereby waives any right it may have to require
the marshaling of its assets. Mortgagee shall have the right to foreclose the Premises in its entivety, or
any part thereof or interest therein, as Mortgagee in its sole and absolute discretion shall determine, in
one or more sales in such order and priority as Mortgagee may in its sole and absolute discretion deem
necessary oy advisable, All sums realized from any such foreclosure sale, less all costs and expenses of
such sale, shall be applied to the payment of any indebtedness, charges and other sums then due and
payable under this Mortgage and any of the other Loan Documents in such order as Mortgagee shall
determine in its sole and absclute discretion. If, following any such foreclosure sale, any indebtedness,
charges and other sums secured hereby, whether or not then due and payable, shall remain unpaid or
unsatisfied in any respect, this Mortgage, the Note and the other Loan Documents, and all Obligations of
Mortgagor hereunder and thereunder, shall continue in full force and effect until such unpaid and
unsatisfied indebtedness is fully paid and satisfied as therein provided.

3.4 Mortgagee's Rights of Cure. Mortgagee, in its sole discretion, without obligation to do so,
without notice to or demand upon Mortgagor and without releasing Mortgagor from any obligation, may
take any action Mortgagee deems necessary to cure such Event of Default. Any sums advanced by
Mortgagee to pay the cost of curing such default shall be due and payable by Mortgagor to Mortgagee on
demand and shall earn interest from and after the date the same are paid by Mortgagee, whether or not
demand for repayment is then made, at the Default Rate. All sums so advanced and all interest thereon
shall be part of the Obligations and secured by this Mortgage. I, at the time Mortgagee elects to cure
such default, Mortgagee shall hold any insurance or condemnation proceeds, Property Tax or insurance
escrows or other sums pursuant to this Mortgage or any other Loan Document, Mortgagee may, at its
option and without notice to Mortgagor, apply such funds, in such order as it deems appropriate, to the
payment of all costs of such cure, notwithstanding anything to the contrary elsewhere contained in the
Loan Documents, in lieu of advancing its own funds for such purpose. If Mortgagee has advanced its own
funds to cure such default, Mortgagee shall have the right, at any time that any such advances remain
unpaid, without notice to Mortgagor, to apply any proceeds, escrows or other sums then heid by
Mortgagee or any third party pursuant to this Mortgage or any other Loan Document, notwithstanding
anything to the contrary elsewhere contained in the Loan Documents, to the payment of such advances
and all outstanding and unpaid interest, if any, thereon. Upon demand by Mortgagee, Mortgagor shall
immediately replenish the amount of any proceeds, escrows or other sums so applied by Mortgagee so
that Mortgagee (or such third party, as applicable), shall thereafter hold the same amount of proceeds,
escrows and other sums which Mortgagee {or such third party, as applicable), would have held but for the
exercise of the rights granted Mortgagee in this Section. No such application or replenishment shall be
deemed to cure the Event of Default.

3.5 Appointment of Receiver. Mortgagee, in any action to foreclose this Mortgage, or upon the
actual or threatened waste to any part of the Premises, or upon an Event of Default under this Mertgage
or any other Loan Document, shall be at liberty to apply (in an ex parte proceeding, if Mortgagee so
elects) for the appointment of a receiver of the rents and profits of the Premises without notice, and shall
be entitled to the appointment of such receiver as a matter of vright, without consideration of the value of
the Premises as security for the amounts due Mortgagee or the solvency of any person or limited
partnership liable for the payment of such amounts.

3.6 All Legal and Equitable Remedies. Mortgagee shall have the right from time to time ta

enforce any legal or equitable remedy against Mortgagor and to sue to enforce any covenant or

undertaking of Mortgagor contained herein; and/or to recover any sums, whether interest, damages for
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failure to pay principal or any installment thereof, taxes, installments of principal, or any other sums
required to be paid under the terms of this Mortgage, as the same become due, without regard to whether
or not the principal sum secured or any other sums secured by the Note and Mortgage shall be due and
without prejudice to the right of Mortgagee theveafter to enforce any appropriate remedy against
Mortgager, including an action of foreclosure, or any other action, for a default or defaults by Mortgagor
existing at the time such earlier action was commenced.

3.7 Rights Distinct and Cumulative. The rights of Mortgagee arising under this Mortgage shall
be separate, distinet and cumulative and none of them shall be in exclusion of the others or any remedy
now or hereafter existing at law or in equity or by statute; and no act of Mortgagee shall be construed as
an election to proceed under any one provision herein to the exclusion of any other provision, anything
herein or otherwise to the contrary notwithstanding., Hvery power or remedy given by any of the Loan
Documents to Mortgagee, or to which Mortgagee may be otherwise entitled, may be exercised
concurrently or independently, from time to time and as often as may be deemed expedient by Mortgagee.
Mortgagee may pursue inconsistent remedies.

3.8 Accord and Satisfaction. The acceptance by Mortgagee of any sum after the same is due shall
not constitute a waiver of the vight either to require prompt payment, when due, of all other sums hereby
secured or to declare a Default or Bvent of Default under this Mortgage or any of the other Loan
Documents. The acceptance by Mortgagee of any sum in an amount less than the sum then due shall be
deemed an acceptance on account. only and upon condition that it shall not constitute a waiver of the
obligation of Mortgagor to pay the entire sum then due, and failure of Mortgagor to pay such entire sum
then due shall be an Event of Default notwithstanding such acceptance of such amount on account, as
aforesaid. Mortgagee shall, at all times thereafter and until the entire sum then due shall have been
paid, and notwithstanding the acceptance by Mortgagee thereafter of further sums on account, or
otherwise, be entitled to exercise all rights in this Mortgage and any of the other Loan Documents
conferred upon Mortgagee and the right to exercise any rights or remedies hereunder shall in no way be
impaired, whether any of such amounts are received prior or subsequent to such proceeding, election or
exercise. Consent by Mortgagee to any action or inaction of Mortgagor which is subject to consent or
approval of Mortgagee hereunder shall not be deemed a waiver of the right to requive such consent or
approval to future or successive or actions ox inactions.

3.9 Reservation of Rights. No failure by Mortgagee to insist upon the strict performance by
Mortgagor of any of the terms and provisions hereof shall be deemed to be a watver of any of the terms
and provisions hereof, and Mortgagee, notwithstanding any such failure, shall have the right thereafter
to insist upon the strict performance by Mortgagor of any and all of the terms and provisions of this
Mortgage to be performed by Mortgagor. Neither Mortgagor nor any other person now or hereafter
obligated for the payment of the whole or any part of the sums now or heveafter secured by this Mortgage
shall be relieved of such ohligation by reason of the failure of Mortgapee to comply with any request of
Mortgagor, or of any other person so abligated, to take action to foreclose this Mortgage, or otherwise
enforce any of the provisions of this Mortgage, or of any Obligations, or by reason of the release,
regardless of consideration, of the whole or any part of the security held for the Obligations, or by reason
of any agreement or stipulation between any subsequent owner or owners of the Premises and Mortgagee
extending the time of payment or modifying the terms of the Note or Mortgage without first having
obtained the consent of Mortgagor or such other person, and in the latter event, Mortgagor and all such
other persons shall continue to be liable for the making of such payments according to the terms of any
such agreement of extension or modification unless expressly released and discharged in writing by
Mortgagee. Regardless of consideration, and witheut the necessity for any notice to or consent by the
holder of any subordinate lien on the Premises, Mortgagee may releage the obligation of anyone at any
time lable for any of the Obligations or any part of the security held for the Obligations and may extend
the time of payment or otherwise modify the terms of the Note and/or any other Loan Document without,
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as to the security or the remainder thereof, in anywise impairing or affecting the lien of this Mortgage or
the priority of such lien, as security for the payment and performance of the Obligations as it may be so
extended or modified, over any subordinate lien; that the holder of any subordinate lien shall have no
right to terminate any lease affecting the Premises whether or not such lease be subordinate to this
Mortgage; and that Mortgagee may resort for the payment of the Obligations to any other security
therefor held by Mortgagee in such order and manner as Mortgagee may elect.

3.10 Waiver of Automatic Stay. Mortgagee is making the loan evidenced by the Note and secured
by this Mortgage in veliance on Mortgagor's express assurances that it shall not attempt to delay or
frustrate the exercise of any rights or remedies granted Mortgagee hereunder upon the occurrence of an
Event of Default hereunder. In the event Mortgagor or any Party in Interest divectly or indirectly files a
petition under the United States Bankruptcy Code or under any similar federal or state law or statute,
Mortgagor admits and agrees that such petition shall have been filed in bad faith and in abrogation of
Mortgagor's express assurances to Mortgagee hereunder to the contrary, to frustrate or delay the
foreclosure and/or sale of the Premises, or any part thereof or interest therein, and the exercise of the
other rights and remedies available to Mortgagee under this Mortgage, the other Loan Documents and/or
at law or in equity, and shall be deemed to have been so filed in the United States Bankruptey Court ox
other court in which such filing was made and that Mortgagee shall have, in addition to any and all other
rights and remedies available to Martgagee under this Mortgage, the other Loan Documents and/or at
law or in equity, the right (and Mortgagor shall interpose no abjection thereto and hereby waives its
rights with respect thereto) to request and receive from the Bankruptcy Court, or by such other court,
immediate relief from the automatic stay imposed under Section 362 of the United States Bankruptey
Code or by similar provision of any other fedeval or state law or statute, any stay or other restriction on
the rights and remedies of Mortgagee under any of the court's equitable powers, a termination of the
exclusive period provided by Section 1121 of the United States Bankruptey Code, or by any similar
provision of any other federal or state law or statute, and a dismissal of the bankruptey case or
proceeding. Nothing in this Mortgage shall be deemed in any way to limit or restrict any rights of
Mortgagee to seek in the United States Bankruptey Court or any other court of competent jurisdiction,
any relief Mortgargee may deem appropriate in the event that a voluntary or involuntary petition under
any title of the United States Bankruptcy Code or any other federal or state law or statute is filed by or
against Mortgagor.

3,11 Mortgagor’s Waivers. To the full extent permitted by law, Mortgagor agrees that Mortgagor
shall not at any time insist upon, plead, claim or take the benefit or advantage of any law now or
subsequently in force providing for any appraisement, valuation, stay, moratorium, extension, or
reinstatement of the Obligations hereby prior to any sale of the Premises to be made pursuant to any
provisions contained in this Mortgage or prior to the entering of any decree, judgment or order of any
court of competent jurisdiction, or any right under any statute to redeem all or any part of the Premises
so sold. Mortgagor, for Mortgagor and Mortgagor’s successors and assigns, and for any and all persons
ever claiming any interest in the Premises, to the full extent permitted by law, knowingly, intentionally
and voluntarily with and upon the advice of competent counsel, waives, releases, relinquishes and forever
forgoes: (a) all rights of valuation, appraisement, stay of execution, reinstatement and notice of election
or intention to mature or declare due the Obligations (except such notices as ave specifically provided for
in this Mortgage); (b) all right to a marshaling of the assets of Mortgagor, including the Premises, to a
sale in the inverse order of alienation, or to direct the order in which any of the Premises shall be sold in
the event of foreclosure of the liens and security interests created or through power of sale and agrees
that any court having jurisdiction to the foreclose such liens and security interests may order the
Premises sold as an entirety; and (c} all rights and periods of redemption provided under applicable law.
To the fullest extent permitied by law, Mortgagor shall not have or assert any right under any statute or
rule of law pertaining to the exemption of homestead or other exemption under any federal, state or local
law now oy hereafter in effect, the administration of estates of decedents or other matters whatever to
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defeat, reduce or affect the right of Mortgagee under the terms of this Mortgage to a sale of the Premises,
for the collection of the Obligations without any prior or different resort for collection, or the right of
Mortgagee under the terms of this Mortgage to payment of the Obligations out of the proceeds of sale of
the Premises in preference to every other claimant whatever. Mortgagor knowingly, intentionally, or
voluntarily, with and upon the advice of competent counsel, waives, releases, relinquishes and forever
forgoes all present and future statutes of limitations as a defense to any action to enforce the provisions
of this Mortgage or to collect any of the Obligations to the fullest extent permitted by law.

3.12 Indemnification. In addition to any other indemnifications provided herein or in the other
Loan Documents, Mortgagor shall protect, defend, indemnify and save harmless Mortgagee, and any
participants with respect to the Loan Documents, and their respective directors, officers, employees,
agents and Affiliates, and the respective successors and assigns of each of the foregoing parties, from and
against all liabilities, obligations, claims, demands, damages, penalties, causes of action, losses, fines,
costs and expenses (including, without limitation, reasonable attorneys’ fees and expenses), imposed
upon or incurred by or asserted against Mortgagee by reason of: (i) Mortgagor's ownership and operation
of the Premises or any interest therein; (ii) any accident, injury to or death of persons or loss of or
damage to property occurring in, on or about the Premises or any part thereof or on the adjoining
sidewalks, curbs, adjacent property or adjacent parking areas, streets or ways occurring prior fo a
Foreclosure Transfer; (iii) any use, nonuse or condition in, on or about the Premises or any part thereof or
on adjoining sidewalks, curbs, adjacent property or adjacent parking areas, streets or ways oceurring
prior to a Foreclosure Transfer; (iv) any failure on the part of Mortgagor to perform or comply with any of
the terms of this Mortgage or any of the other Loan Documents occurring prior to a Foreclosure Transfer;
(v) pexformance of any labor or services or the furnishing of any materials or other property in respect of
the Premises or any part thereof occurring prior to a Foreclosure Transfer; (vi) any representation or
warranty made in the this Mortgage or the other Loan Documents being false or misieading in any
material adverse respect as of the date such representation or warranty was made; (vil) any claim by
brokers, finders or similar persons claiming to be entitled to a commission in connection with any Lease
or other transaction involving the Premises or any part thereof under any legal requirement or any
lability asserted against Mortgagee with respect thereto; and (vili) the claims of any lessee of all or any
portion of the Premises or any person acting through or under any lessee or otherwise arising under or as
a consequence of any Lease oceurring prior to a Foreclosure Transfer (except for claims related to breach
by Mortgagee of any agreements between Mortgagee and such lessees). Any amounts payable to
Mortgagee by reason of the application of this Section shall be due and payable within ten (10) days of
written demand therefor, shall be secured by the Mortgage and shall bear interest at the Default Rate
from the date loss or damage is sustained by Mortgagee until paid. The cbligations and liabilities of
Mortgagor under this Section shall survive any termination, satisfaction or assignment of this Mortgage
or any Foreclosure Transfer.

4. General Provisions.

4,1 Notices.

(a) All Notices shall be in writing, shall be addressed to the intended recipient at the address of such
party set forth below, and shall be either delivered to such party by nationally recognized overnight
delivery service {such as Federal Express), by hand delivery, or by mailing to such party by certified mail,
return receipt requested, postage prepaid. Either party hereto may at any time and from time to time by
Notice given as herein provided change the address to which future Notices to such party are to be given:

Notices to Mortgagee:
TERRABANK, N.A.
P.0O. Box 140460
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Coral Gables, Florida 83114-0460

Attn: Commercial Real Estate Department
With copy to:

Halpern Rodriguez LLP

355 Alhambra Circle

Suite 1101

Coral Gables, Florida 33134

Att: Carlos M. de Cespedes
Notices to Mortgagor

CALTA VENETIAN, LL.C

3109 Ponce de Leon Blvd.

Coral Gables, Florida, 33134

Att! Ignazio Caltagirone

No Notice given by any party hereto shall be of any force or effect unless such Notice is given in
accordance with all of the provisions of this Section.

()] All Notices shall be deemed to have been given and received (1) on the date of delivery if
delivered before 5:00 p.m. on a business day; if not, on the next business day, (2) if delivered to a
nationally recognized overnight courier sexrvice, one day after delivery of such Notice to such sexvice or (3)
if deposited in the United States mail, three (3) days after mailing; provided, however, that, when any
Notice must be given under any provision of a Loan Document on or before a certain date or within a
certain period or number of days, such Notice shall be deemed to have been given, solely for such
purpose, on the date the same was hand-delivered, delivered to such overnight courier or deposited in the
United States mails,

4.2 Governing Law, This Mortgage shall be governed by and construed and interpreted in
accordance with the laws of the State of Florida, without application of its conflict of law principles.

4.3 Brundage Clause. In the event of the passage after the date of this Mortgage of any law of, or
applicable to, the State of Florida, deducting from the value of real andf/or personal property for the
purposes of taxation any lien thereon or security interest thervein or changing in any way the laws for the
taxation of mortgages, deeds of trust or security interests or debts secured by mortgage, deed of trust or
security interest for state or lacal purposes or the manner of the collection of any such taxes, and
imposing a tax, either directly or indivectly, on the Note, this Mortgage or any other Loan Document or
on any Obligation, Mortgagee shall have the right, by giving written notice to Mortgagor, to declare the
entire unpaid principal balance of the Note and all acerued and unpaid interest thereon to be due and
payable in full on a date specified in such notice which shall in no event be less than thirty (30) days
following the giving of such notice; provided, however, that such election shall be ineffective if Mortgagor
is permitted by law to pay the whole of such tax in addition to all other payments required hereunder and
if Mortgagor, prior to such specified date, does pay such tax and agrees to pay any such tax when
thereafter levied or assessed against the Premises, and such agreement shall constitute a modification of
this Mortgage.

4.4 Mortgagee's Discretion,

(a) Mortgagor expressly agrees and confivms that, uniess expressly provided to the contrary in any

particulay instance, any and all rights of Mortgagee to give or withhoeld any consent, approval or other

authorization requested by Mortgagor with respect to the Note, this Mortgage or any other Loan

Document, to make any election or exercise any option granted therein, to make any decision or

determination with respect thereto, to modify or amend any of the Loan Documents or waive any
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obligation of Mortgagor thereunder or grant any extension of time for performance of the same or to take
or omit to take any other action of any kind whatsoever, Mortgagee shall, to the maximum extent
permitted by law, have the right, and Mortgagor expressly acknowledges Mortgagee's right, in each
instance, to take such action or to omit to take such action in its sole and absolute diseretion, whether or
not the apphicable provision of the Loan Document in question expressly so provides.

(b} Whenever Mortgagor shall, by Notice or otherwise, request that Morlgagee give any consent,
approval or other authorization with respect to the Note, this Mortgage or any other Loan Document,
make any election or exercise any option granted therein, make any decision or determination with
respect thereto, disburse insurance and/or condemnation proceeds to or for the benefit of Mortgagor,
modify or amend any of the Loan Documents or waive any Obligation of Mortgagor or grant any
extension of time for performance of the same or take or omit to take any other action of any kind
whatsoever, Mortgagor shall pay such reasonahle servicing fees as Mortgagee shall establish at any time
and from time to time for performing such services for its borrowers and all costs and expenses including,
without limitation, attorneys' fees, incurred by Mortgagee i reviewing and/or processing Mortgagor's
request, whether or not Mortgagee shall grant such request. All such servicing fees and costs and
expenses shall be due and payable by Mortgagor to Mortgagee on demand and shall earn interest from
and after the date the same are paid by Mortgagee, whether or not demand for repayment is then made,
at the Default Rate. All sums so advanced and all interest therveon shall be a lien on and security
interest in the Premises and shall be securaed by this Mortgage in addition to all other Obligations.

4.b Interpretive Provisions. Wherever used in this Mortgage, unless the context clearly indicates
a contrary intent or unless otherwise specifically provided herein, the word “Mortgage” shall mean this
Mortgage as may be amended, modified, supplemented, renewed, restated, extended, replaced,
substituted, split, consolidated or increased from time to time; the word “Mortgagor” shall mean
Mortgagor andfor any subsequent owner or owners of the Premises; the word “Mortgagee” shall mean
Mortgagee or any subsequent holder or holders of this Mortgage; the word “person” shall mean “an
individual, limited partnership, joint venture, truat, partnership, limited liahility limited partnership, or
unincorporated assoctation”; and pronouns of any gender shall include the other genders; and either the
singular or plural shall include the other. Whether or not specifically stated in any provision of this
Mortgage, reference therein to (i) any law, statute, ordinance, code, rule, regulation or other
Governmental Requirement shall mean and include any and all modifications, amendments and
replacements thereof, (if) the phrase “including” shall mean “including, without limitation” and (ii1) any
right of Mortgagee shall mean, unless expressly provided therein to the contrary, such right without any
corresponding obligation,

4.6 Amendments, This Mortgage cannot be changed except by an agreement in writing, signed by
the party against whom enforcement of the change is sought.

4.7 Further Assurance of Title. If at any time Mortgagee has reasonable cause to believe that any
advance under any of the Loan Documents is not secured or will or may not be secured by this Mortgage
in accordance with the terms hereof, subject only to matters in the title policy insuring this Mortgage or
approved by Mortgagee, then Mortgagor shall, within fifteen (15) days after written notice from
Maortgagee, do all things and matters necessary to assure to the satisfaction of Mortgagee that any
advance previously made under any of the Loan Documents or to be made under any of the Loan
Documents, is secured or will be secured hy the Mortgage in accordance with the terms hereof, subject to
matters in the title policy.

4.8 Definitions. Capitalized terms not otherwise defined herein shall have the meanings set forth in
the Loan Agreement. Each of the following terms when appearing in the Mortgage shall have the
meaning given such term below,
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“Contracts” means any and all contracts, agreements and other undertakings of any kind
whatsoever, written or oral, for the delivery of services and/or the acquisition of supplies or materials in
connection with the ownership, management, operation, maintenance, leasing, construction andfor
improvement of the Premises (including, without limitation, all contracts and agreements for the
purchase of furniture, furnishings, fixtures and equipment) and including all refunds, rebates, security
depogits or other expectancy under or from any such contracts, agreements and other undertakings

“Default” means any event, circumstance or condition which, with the giving of notice or the
passage of time, or both, would cause or result in an Event of Default.

“Default Rate” means the per annum rate of interest applicable after maturity of the Note, or
otherwise after the occurrence of an Event of Default under the Note.

“Development Agreements” means any all approved site plans, development plans,
development orders or development agreements as they relate to the Premises, or any part thereof, and
all environmental, water, sewer, drainage, road, dredging, excavation, fill and all other development
agreements with any Governmental Authority having jurisdiction over the Premises, or any part thereof,

“Environmental Laws” collectively means and includes all present and future Governmental
Requirements relating to the environment and environmental conditions or to any Hazardous Substance
or Hazardous Suhstance Activity (including, without limitation, the Comprehensive Environmental
Response Compensation, and Liability Act of 1980, 42 U.5.C. 9601, et seq., the Federal Resource
Congservation and Recovery Act of 1976, 42 U.8.C. ' 6901, et seq., the Hazardous Materials
Transportation Act, 40 U.8.C." 6901, et seq., the Federal Water Pollution Control Act, 33 U.5.C." 1251, et
seq., the Clean Air Act, 33 U.8.C. ' 7401, et seq., the Clean Air Act, 42 U.S.C. ' 7401, et seq., the Toxic
Substances Control Act, 15 11.8.C. ' 2601-2629, the Safe Drinking Water Act, 42 U.5.C. ' 300£-300], the
Emergency Planning and Community Right-To-Know Act, 42 U.5.C. ' 1101, et seq., and any so-called
“Super Fund” or “Super Lien” law, environmental laws administered by the Environmental Protection
Agency, any similar state and local laws and regulations, all amendments thereto and all regulations,
orders, decisions, and decrees now or hereafter promulgated thereunder),

“Environmental Losses” means Losses suffered or incurred by Mortgagee, arisingout of orasa
result of: (i) the occurrence, prior to a Foreclosure Transfer, of any Hazardous Substance Activity; (ii) any
violation, prior to a Foreclosure Transfer, of any applicable Environmental Laws, federal, state or local,
velating to the Premises or to the ownership, use, cccupancey, or operation thereof; (iii) any investigation,
inquiry, order, hearing, action, or other proceeding by or before any Governmental Authority in
connection with any Hazardous Substance Activity occurring or allegedly occurring prior to a Foreclosure
Pransfer; or (iv) any claim, demand or cause of action, or any action or other proceeding, whether
meritorious or not, brought or asserted against Mortgagor or Mortgagee, regardless of when such claim,
demand, or cause of action or other proceeding is brought or asserted, which dirvectly or indirectly relates
to, arises from or is based on any of the foregoing or any allegation of the foregoing.

“Hvent of Default” means any act, event or occurrence described in Section 3.1 of this
Movrtgage, or any Rvent of Default under any of the other Loan Documents.

“Foreclosure Transfer” means the transfer of title to all or any part of the Premises (1) at a
foreclosure sale under this Mortgage pursuant to judicial decree, (2) by deed in lieu of such foreclogure, or
(3) under the jurisdiction of a bankruptey couxt.
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“Goavernmental Authorities” means the United States of America, the State of Florida, or the
County and municipal governmental agency in which the Premiges ave located, and any political
subdivision of any of the foregoing, and any agency, department, commission, authority, board, bureau,
instrumentality or quasi governmental authority or imited partnership having or asserting jurisdiction
over the Premises, or any paxt thereof of intevest therein, or over Mortgagor, any general or limited
partner thereof or any Guarantor.

“Governmental Requirement” means any law, ordinance, code, order, rule, regulation or
requirement of or issued by any Governmental Authority that affects or is applicable to the Premises
and/or the Improvements, Mortgagor and/or any guarantors of the Loan, including any Environmental
Laws, erosion control ordinance, doing-business or licensing law, building code, ordinance, zoning law,
land-use ordinance, development agreements, Permit Obligations, OSHA requirements, FEMA
requirements, ADA requirements and all securities laws.

“Guarantor” means collectively, and jointly and severally, any guarantor whe is, or who may
become, liable for the payment and performance of the Obligations.

“Hazardous Substance” means, at any time, (i) asbestos and any asbestos containing material,
(ii) any substance or material that is then defined or listed in, or otherwise classified pursuant to, any
Environmental Laws or any applicable laws or vegulations as a “hazardous substance”, “hazardous
material®’, “hazardous waste”, “infectious waste”, “toxic substance”, “toxic pollutant” or any other
formulation intended to define, list, or classify substances by reason of deleterious properties such as
ignitability, corrosivity, reactivity, carcinogenicity, toxicity, reproductive toxicity, or “EP toxicity”, or (iii)
any petroleum and drilling fluids, produced waters, and other wastes associated with the exploration,
development or production of crude oil, natural gas, or geothermal vesources.

“Hazardous Substance Activity” means any actual use, packaging, labeling, treatment,
leaching, spill, cleanup, storage, holding, existence, release, emission, discharge, generation, processing,
abatement, removal, disposition, handling or fransportation of any Hazardous Substance from, under,
into or on the Premises or surrounding property (but only to the extent of seepage, release, discharge,
migration, disposal or other actions are in violation of any Environmental Laws).

“Improvements” means all butldings, structures and other improvements now or hereafter
exigting, erected or placed on or under the Land, or in any way used in connection with the use,
enjoyment, oceupancy or operation of the Land or any portion thereof; all fixtures of every kind and
nature whatsoever now or hereafter owned by Mortgagor and used or procured for use in connection with
the Premises.

“lL.eases” means all leases, license agreements, and other gccupancy or use agreements or
concession agreements (whether oral or written) wherein Mortgagor is the landlord or its equivalent, now
or hereafter existing, which cover or relate to all or any part of the Premises, together with all options
therefor and guarantees thereof, if any, and any and all amendments, modifications, extensions and/ox
renewals of the foregoing.

“Loan” means the loan evidenced by the Note and secured by this Mortgage and/or the other
Loan Documents, and all modifications, extensions, renewals and substitutions therefor.

“Loan Agreement” means that certain Loan Agreement by and between Mortgagor and others
in favor of Mortgagee, of even date herewith, as may be amended, modified, supplemented, renewed,
restated, extended, replaced, substituted, split, consolidated or increased from time to time (including
any future advances or other advances thereunder).
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“Loan Documents” means all documents and instruments evidencing, securing or otherwise
relating to the Loan, including, but not limited to, the Note, this Mortgage, the Commitment Letter, the
Security Agreement, the Loan Agreement and all other instruments now or hereafter given by or on
behalf of Mortgagor to or for the benefit of Mortgagee, as may be amended, modified, supplemented,
renewed, restated, extended, replaced, substituted, split, consolidated or increased from time to time
(including any future advances or other advances thereunder).

“Losses” means any and all losses, liabilities, damages, demands, claims (ineluding claims for
any personal injury, including wrongful death, or property damage, real or personal), actions, judgments,
causes of action, assessments, penalties, costs and expenses incurred by Mortgagee, including, without
Himitation, all amounts contributed for investigation, monitoring, remediation, response action, removal,
restoration and permit acquisition and the fees of outside legal counsel, environmental experts, and
accountants and the charges of in-house legal counsel and accountants,

“Note” means that certain Promissory Note of even date herewith made by Mortgagor in favor of
Mortgagee in the amount set forth on the cover page of this Morigage, as may be amended, modified,
supplemented, renewed, restated, extended, replaced, substituted, split, consolidated or increased from
time to time.

“Notice” means any notice, request, demand, consent, or other communication by any party to
this Mortgage or other Loan Document to any other party thereto.

“Party in Interest” means Mortgagor, any legal or beneficial owner of the Premises or any part
thereof or interest therein, or any individual or entity personally Liable for all or any portion of the
Obligations, including, without limitation, any Guarantor or indemnitor of all or any portion of the
Obligations, any partner of a Party in Interest if such Party in Interest is a general partnership, any
venturer of a Party in Interest if such Party in Interest is a joint venture and any general or hmited
partner of a Party in Interest if such Party in Interest is a limited partner.

“Permits” means all right, title and interest of Mortgagor in and to all governmental
applications, permits, transferable development rights, licenses, approvals, consents, authorizations and
rights, contractual or otherwise, of any kind now or hereafter existing in connection with the Premises, or
any part thereof, including, without limitation, the Development Agreements, building applications and
permits, certificates of occupancy or use, certificates of completion and aleoholic beverage licenses.

“Plans” means all architectural, engineering and similar plans, specifications, drawings,
renderings, maps, site plans, profiles, studies, shop drawings, plats, proposed plats and similar
documents relating to the Premises, or any part thereof.

“Property Taxes” means all real estate taxes, personal property taxes, betterments,
assessments (general and special), imports, levies, water, utility and sewage charges, and all other taxes
and public charges, imposed upon or assessed against Mortgagor or the Premises or otherwise payable
by Moertgagor pursuant to the provisions of any ground lease, or upon the revenues, rents, issues, income
and profits of use or possession thereof, any of which might, if unpaid, result in a lien on the Premises,
regardless to whom paid or assessed, any assessment, license fee, license tax, business license fee or tax, -
commercial rental tax, levy, charge, penalty, tax or similar imposition, imposed by any authority having
the direct power to tax, including any ecity, county, state or federal government, or any school,
architectural, lighting, drainage or other improvement or special assessment district thereof, against any
legal or equitable interest in the Premises.
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“Rents” means rents, royalties, security deposits, issues, profits, revenues, income, proceeds,
earnings and other benefits of the Premises arising at any time (including, without limitation, after the
filing of any petition under any present or future federal or state bankruptey or similar law) from the use
or enjoyment thereof, including, without limitation, cash, letters of ecredit or securities deposited
thereunder to secure performance by the tenants of their obligations thereunder, whether such cash,
letters of credit or securities are to be held until the expiration of the terms of the Leases or applied to
one or more of the installments of rent coming due, additional, percentage, participation and other
rentals, fees and deposits, and any and all sums paid or due and payable in connection with the
modification or termination of any of the Leases, or in settlement or satisfaction of any claim or dispute
for unpaid rent or other Lease obligations, whether in connection with litigation, bankruptey or
otherwise,

“Restoration Costs” means the cost of repairing, replacing and restoring any and all loas,
damage or destruction affecting the Premises or any part theveof or interest therein,

“Reports” means any and all studies, reports, audits and similar documents now or hereafter
conducted or prepared with respect to the Premises, or any part thereof, incleding, without limitation,
environmental audits and tests, soil tests, appraisals and Inspections.

“Security Agreement” means that certain Security Agreement by and between Mortgagor in
favor of Morigagee, of even date herewith, as may be amended, modified, supplemented, renewed,
restated, extended, replaced, substituted, split, consolidated or increased from time to time (including
any future advances or other advances thereunder).

“Taking” means the taking of the Premises or any part thereof or interest therein by reason of
any public improvement or condemnation proeeeding or by the exercise of the power of eminent domain
o¥ any other activity by any Governmental Authority of any kind on or off the Premises, including,
without limitation, selection of the grade of any street, resulting in damage or injury to the Premises or
any part thereof or interest therein, including, without limitation, reduction in the value thereof,

“Taking Restoration Costs” means the cost of restoring the Premises to an economically viable
commerelal property after a Taking has occurred,

“Warranties” means all warranties and guarantees of construction contractors and/or
subcontractors issued andfor delivered in connection with the Improvements andfor warranties and
guarantees of suppliers or manufacturers issued and/or delivered in connection with the Improvements
and/or the Equipment.

4.9  Relationship of Parties. The relationship between Mortgagor and Mortgagee is that of a
Mortgagor and Mortgagee only, and neither of those parties is, nor shall it hold itself out to be, the agent,
employee, joint venturer or partner of the other party.

4,10 Cross-Default. The Note and this Mortgage are cross-defaulted with the Senior Notes and the

Senior Mortgages such that a default under the Note or Mortgage shall result in a default under each
and all of the Senior Notes and Senior Mortgages and authorizes Mortgagee to exercise all of its rights
and remedies under the Senior Loan Documents and likewise, a default under any of the Senior Notes or
Senior Mortgages shall be a default under the Note and this Mortgage and authorize Morigagee to
exercige all of its rights and remedies under the Loan Documents.

4,11 Imconsistency with Other Loan Documents. This Mortgage and the other Loan Documents
are to be read in pari materia, and shall be construed in such a manner as to afford the greatest possible
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protection and benefit for Mortgagee. In the event of an express conflict between the terms of the Note
and the terms of any other Loan Documents as to payment terms, the terms of the Note shall eontrol. In
the event of an express conflict between the terms of the Loan Agreement and the terms of any other
Loan Documents except the Note, the terms of the Loan Agreement shall control, In the event of any
express conflict between the terms of this Mortgage and the terms of any other Loan Documents {other
than the Note or the Loan Agreement), the terms of this Mortgage shall govern and control.

4,12 Time is of the Essence. Time is of the essence in respect of each and every covenant, condition,
term, provision and agreement of this Mortgage and the other Loan Documents.

4,13 SUBMISSION TO JURISDICTION. MORTGAGOR, AND ALL OTHER OBLIGORS,
JOINTLY AND SEVERALLY, IRREVOCABLY AND UNCONDITIONALLY (A) AGREE THAT ANY
SUIT, ACTION, OR OTHER LEGAL PROCEEDING ARISING OUT OF OR RELATING TO THIS
MORTGAGE SHALL BE BROUGHT EXCLUSIVELY, AT THE OPTION OF MORTGAGEE, IN THE
CIRCUIT COURT IN AND FOR IN AND FOR MIAMI-DADE COUNTY, FLORIDA, IN THE COUNTY
IN WHICH THE PROPERTY IS LOCATED, OR IN THE UNITED STATES DISTRICT COURT FOR
THE SOUTHERN DISTRICT OF FLORIDA, UNLESS OTHERWISE REQUIRED BY OPERATION OF
LAW; (B) CONSENT TO THE JURISDICTION OF EACH SUCH COURT IN ANY SUCH SUIT,
ACTING OR PROCEEDING; AND (C) WAIVE ANY OBJECTION WHICH IT OR THEY MAY HAVE TO
THE LAYING OF VENUE OF ANY SUCH SUIT, ACTION OR PROCEEDING IN ANY OF SUCH
COURTS.

4,14 WAIVER OF JURY TRIAL AND CONSEQUENTIAL AND PUNITIVE DAMAGES.
EXCEPT AS PROHIBITED BY LAW, MORTGAGOR AND MORTGAGEE (BY ACCEPTANCE
HEREQF) EACH HERERY KNOWINGLY, VOLUNTARILY AND INTENTIONALLY WAIVES THE
RIGHT TO A TRIAL BY JURY AND THE RIGHT TO CLAIM OR RECEIVE CONSEQULENTIAL GR
PUNITIVE DAMAGES IN RESPECT OF ANY LITIGATION (INCLUDING, BUT NOT LIMITED TO,
ANY CLAIMS, CROSS-CLAIMS AND THIRD PARTY CLAIMS) BASED ON, OR ARISING OUT OF,
UNDER, OR IN CONNECTION WITH, THIS INSTRUMENT OR ANY OF THE OTHER THE LOAN
DOCUMENTS AND THE TRANSACTIONS CONTEMPLATED THEREIN, OR ANY COURSE OF
CONDUCT, COURSE OF DEALING, STATEMENTS (WHETHER VERBAL OR WRITTEN) OR
ACTIONS OF MORTGAGOR, MORTGAGEE OR ANY GUARANTOR. IF THE SUBJECT MATTER OF
ANY LITIGATION IS ONE IN WHICH THE WAIVER OF JURY TRIAL IS PROHIBITED, NEITHER
MORTGAGOR NORMORTGAGEE SHALL PRESENT AS A NON-COMPULSORY COUNTERCLAIM
IN SUCH LITIGATION ANY CLAIM ARISING OUT OF THIS INSTRUMENT. FURTHERMORE,
NEITHER MORTGAGOR NOR MORTGAGEE SHALL SEEK TO CONSOLIDATE ANY ACTION IN
WHICH A JURY TRIAL HAS BEEN WAIVED WITH ANY LITIGATION IN WHICH A JURY TRIAL
CANNOT BE WAIVED. MORTGAGOR HEREBY CERTIFIES THAT NO REPRESENTATIVE OR
AGENT OF MORTGAGEE, NOR MORTGAGEE'S COUNSEL, HAS REPRESENTED, EXPRESSLY OR
OTHERWISE, THAT MORTGAGEE WOULD NOT, IN THE EVENT OF SUCH LITIGATION, SEEK TO
ENFORCE THIS WAIVER OF RIGHT TO JURY TRIAL PROVISION. MORTGAGOR
ACKNOWLEDGES THAT THE PROVISIONS OF THIS PARAGRAPH ARE A MATERIAL
INDUCEMENT TO MORTGAGEE TO MAKE THE LOAN.

[THE REMAINDER OF THIS PAGE IS INTENTIONALLY LEFT BLANK]
Signatures and acknowledgments follow.
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IN WITNESS WHEREOF, Mortgagor has executed this Mortgage, Assignment of Leases
and Rents and PFizture Filing as of the day and year fivst above written,

Signed, sealed and delivered
in the presence of:

WIINESSES: MORTGAGORS:
oA o b CALTA VENETIAN, LLC, a Florida limited
{ Name: Jose J. Leonardo liability company e
N 7 e
PR e Vs -
e

i

Bwy: .
IgnaZi‘)Kf 9}f€agir°}ﬁ'¢;”j\’[anage1‘
' ;{/ o

pe

Name: Milily .

E

STATE OF FLORIDA
COUNTY OF MIAMI-DADE

The foregoing instrument was acknowledged before me by means of [%] physical presence or [_Jonline
notarization this _18th day of April, 2023, by Ignazio Caltagirone, as Manager of CALTA
VENETIAN, LLC, a Florida limited liability company, who {¥] is personally known or [_] has
produced a driver’s légense as identification.

H I =R 4
i Notary Public $ P o
k! ] : 5
) b Notary Public Stats of Fiori
4 Jose J Leopardo orida
L1 My Commission
{ H 28172
EXD. 813012028

iRy
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EXHIBIT "A"
LEGAL DESCRIPTION

Lots 2-A and 3-A REPLAT OF LOT 2 VENETIA TOWERS, according to the Plat thereof,
recorded in Plat Book 76, at Page 72 of the Public Records of Miami-Dade County, Florida.
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Miami, July 24, 2023

Building Department
City of Coral Gables

405 Biltmore Way, Coral Gables, FL 33134

Ref: 915 PALERMO AVE — 40/50 Yr Recertification
Coral Gables, FL 33134

To whom it may concern:

This letter will certify that we have completed an inspection at the above mentioned address. At
this time and after a thorough visual inspection I can attest that the 915 Palermo Ave Building
has accessible living conditions and tenants do not need to evacuate during the 40/50 Year

Recertification process.

Yours truly,

Digitally signed by
Cesa r Cesar Castillo, PE
DN: c=US, cn=Cesar

Ca Sti I I Castillo, PE,

email=cesarcastillo

pabon@gmail.com
Date: 2023.07.24
Cesar Castillo OI P E 16a:1es:o7 -04'00"
Florida P.E # 68447

EITTTTTTLA A

14021 S 143rd G, £, Mz, FL 39166 - Phones (305)906-6675

JUL 24 2003

Ky

City’s Exhibit #10
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REGULATORY AND ECONOMIC RESOURCES DEPARTMENT
MIAMI-DADE 11805 SW 26 Street, Miami, Florida 33175

COUNTY 786-315-2000
Miamidade.gov/building

MINIMUM INSPECTION PROCEDURAL GUIDELINES
FOR BUILDING ELECTRICAL RECERTIFICATION
CASE REFERENCE NUMBER: LICENSEE NAME: Adolfo Espino
TITLE: Professional Engineer #98948

ADDRESS: 14021 SW 143rd Ct, #1
JURISDICTION NAME: Miami, FL 33186

Miami Dade County - Coral Gables

SIGNATURE:

*Use separate sheets for additional responses by referencing the report section number.

1. DESCRIPTION OF BUILDING

a. Name on Title: VENETIA TOWERS REPLAT

b. Building Street Address: 915 Palermo Ave, Coral Gables, FL 33134 Bldg. #: 2
c. Legal Description: VENETIA TOWERS REPLAT Attached: |:|
d. Owner’s Name: CALTA VENETIAN LLC

e. Owner’s Mailing Address: 3109 PONCE DE LEON BLVD CORAL GABLES, FL 33134

f. Folio Number of Property on which Building is Located: 03-4118-011-0010

g. Building Code Occupancy Classification: RESIDENTIAL
h. Present Use: 0303 MULTIFAMILY 10 UNITS PLUS : MULTIFAMILY 3 OR MORE UNITS

i. General Description of building (overall description, structural systems, special features):

The property con5|sts of two 2-story bqulngs with 32 re51dent|al unlts each eqLupped W|th |nd|\r|dual electrical meters and dedicated

Fre extmgwshers The property |nc|udes anin ground swimming pool wlth pool eql.upment powered via a dedlcated control panel.

j. Number of Stories: 2 k. Is this a Threshold Building as per 553.71(12) F.S. (Yes/No): No

l. Provide an aerial of the property identifying the building being certified on a separate sheet. Attached:

m. Additional Comments:

As a routine matter, and in order to avoid possible misunderstanding, nothing in this inspection report
form, attached minimum inspection guideline and our non-destructive observations, should be
mnsimedjuedhgmnm:eﬂm_as_agumanme_&mmmﬁmmﬂh&snmmmmbest of my
knowledge and ability, this report represents an accurate appraisal of the present condition of the
structure, based upon carefulevatuation of observed conditions, to the extent reasonably possible:

MDC Building Recertification Electrical Report Page 10f9 12/23R1.3



2. INSPECTIONS

a. Date of Notice of Required Inspection:

b. Date(s) of actual inspection: 12/06/2024

c. Name and qualifications of licensee submitting report:

Adolfo Espino, PE #98949

d. Are Any Electrical Repairs Required? (YES/NO): NoO

1. Ifrequired, describe, and indicate acceptance:

n/a

e. Can the building continue to be occupied while recertification and repairs are ongoing? (YES/NO): Yes

1. Explanation/Conditions:

Conditions observed pose no immediate threat to life or property. Repairs should be T
addressed within 1-3 years. However, the intent of the owner is to demolish the building and | mouse to

- rebuild within that time span ot diouk
photos.

3. ELECTRICAL SERVICE

a. Size: Voltage | 240:"} Amperage{4001‘“) Type: Fuses ( ) Breakers (X )
b. Phase: Three-Phase ( O ) Single Phase  ( @ )

c. Condition: Good ( O ) Fair ( O ) Needs Repair {O )
Comments:

Conditions observed pose no immediate threat to life or property. Repairs should be addressed within 1-3 years.

issues, refer to attac:hed EXHIBIT #1 PCA REPORT Electrical service is supp[[ed by a 100 kVA transformer with a
secondary voltage of 240/720V, providing an estimaied capacity of 417 amps. [he System UTMZES CIfCUlt breakers.

4. METERING EQUIPMENT
1. Clearances: Good | O ) Fair ( O) Needs Correction ( O )

Comments:

The metering equipment is in fair condition, with minor signs of environmental wear, including surface
rust on metallic enclosures and faded labeling. Covers and seals remain intact, and no signs of

overheating or active corrosion were observed

s e ; e o.. ;\'c"z‘ﬁsg.._'ov Y
MDC Building Recertification Electrical Report Page2of9 . . . . SRS ~0= 12/23R1.3
igitally signed by Adolfo = - Noo9soae . =
Espino g* : * )
Date: 2024.12.17 19:29:30 = g : fp =
05'00 2/%‘\ STATE OF e‘gl\\:

s £y
7, S FLoripk - &



5. ELECTRIC ROOMS

Not Applicable: I:I PROVIDE PHOTO 5 ‘

1. Clearances:

Good (O )

Needs Correction

rir () (O)

Comments:

The electrical rooms are in fair condition, with signs of age-related wear, including surface rust on

metal enclosures. Equipment remains operational, though preventive maintenance, such as conduit
touch-ups, is recommended Nao critical safety concerns were observed

6. GUTTERS NotAppIicabIe:D
1. Location: Good | @ ) Needs Repair ( O )

2. Taps and Fill: Good | @ ) Needs Repair ( O )

Comments:

n/a

7. ELECTRICAL PANELS

PROVIDE PHOTO 7|

1. Panel#( 1 ) Location: Electrical Room BLDG #1 - Ground Floor
Goad | @ ) Needs Repair {O )

2. Panel#(2 ) Location: Electrical Room BLDG #2 - Ground Floor
Good {@ ) Needs Repair {O )

3. Panel #( ) Location:
Good (O ) Needs Repair ( O}

4. Panel # ) Location:
Goad {O ) Needs Repair ( O )

5. Panel #( ) Location:

Good (O )

Needs Repair ( O )

Use separate sheets for additional panels.

MDC Building Recertification Electrical Report
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Comments:

Individual unit electrical panels are in good condition. See EXHIBIT #1 PCA Report for panels in need

of updated labeling.

8. BRANCH CIRCUITS (Exiting panel enclosure)

1. Identified: Yes ( @ ) Must be Identified ( O )
2. Conductors: Good ( @ ) Deteriorated ( o ) Must be Replaced {O )
Comments:

Conductors were securely terminated, free from damage, and routed properly within conduit. Breakers
were appropriately sized, and grounding connections appeared intact. No signs of overheating or
corrosion were ohserved

9. GROUNDING OF SERVICE
Good ( @ ) Needs Repair ( O )

Comments:

All grounding is in good condition.

10. BRANCH CIRCUIT EQUIPMENT GROUNDING SYSTEM

Good {@ ) Needs Repair ( O )

Comments:

In fair conditions

Digitally signed g,
\\\\ ) K, /’/,,
i L ; by Adolfo &e®%ickse 4,
MDC Building Recertification Electrical Report Page 4 of 9 ] I ~9=Z 12/23R1.3
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11.SERVICE CONDUIT/RACEWAYS

PROVIDE PHOTO 11 |

Good ( (®) )

Needs Repair O )

Comments:

In fair conditions

12 .GENERAL CONDUIT/RACEWAYS

PROVIDE PHOTO 12

Good {@ )

Needs Repair | O )

Comments:

In fair conditions

13.WIRE AND CABLES

PROVIDE PHOTO 13 |

Good ((®) )

Needs Repair ( O )

Comments:

In fair conditions

14.BUSWAYS

Not Applicable:

PROVIDE PHOTO 14 |

Good ()

Needs Repair {O )

Comments:

\\\llllll/,I

MDC Building Recertification Electrical Report
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15.THERMOGRAPHY INSPECTION RESULTS Not Applicable: PROVIDE PHOTO 15 |

Design Professional to summarize results below. Attach thermography report by certified thermographer.

Are there any anomalies reported in the thermography report? (Yes/No):

Comments:

16.0THER CONDUCTORS
Good {@ ) Needs Repair ( O )

Comments:

In fair conditions

17.TYPES OF WIRING METHODS

1. Conduit Raceways Metallic: Good {@ ) Needs Repair ( O ) N/A O )
2. Conduit PVC: Good (@ ) Needs Repair ( O ) N/A O )
3. NM Cable: Good {@ ) Needs Repair ( O} N/A O}
4. Other Conductors/Cables: Good  ( (®) ) Needs Repair  ( () ) nva (O

a. Other Conductors/Cables (Specify):

Comments:

In fair conditions

18.EMERGENCY LIGHTING
Good (@ ) Needs Repair ( O ) N/A O )

Comments:

Dual lamps and illuminated exit signs in good condition.

Digitally signed \“‘¥3'”s'§” ,
O oVFOLE p,%, e
MDC Building Recertification Electrical Report Page 6 of 9 by Adolfo 3\,0 ueENsg- 4%, 12/23R1.3
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19.BUILDING EGRESS ILLUMINATION
Good (@ ) Needs Repair | O ) N/A O )

Comments:

In good conditions

20.FIRE ALARM SYSTEM
Good {@ ) Needs Repair | O ) N/A {O )

Comments:

fire alarm system (i.e. strobe lights and extinguishers) in good conditions.

21.SMOKE DETECTORS (Part of a fire alarm system only)  Not Applicable:

Good | O} Needs Repair {O ) N/A {O )

Comments:

22.EXIT LIGHTS
Good ( @ ) Needs Repair  ( O ) N/A {O )

Comments:

In good conditions

Digitally signed g,

oY \_FO Esh ///’/

oMt Se
MDC Building Recertification Electrical Report Page7 of 9 by Adolfo &@0ueshse-45% 12/23R1.3
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23.EMERGENCY GENERATOR

Good ( O ) Needs Repair (O ) N/A (O )
Comments:
24 WIRING IN OPEN OR UNDER COVER PARKING GARAGE AREAS
Good | O ) Requires Additional lllumination( O ) N/A O )
Comments:

25.0PEN OR UNDER COVER PARKING GARAGE AND EGRESS ILLUMINATION gaieddinja g loj o |

Good ( @ ) Requires Additional lllumination( O ) N/A O )
Comments:
In fair conditions
26.SWIMMING POOL WIRING
Good {@ ) Needs Repair O ) N/A O )
Comments:
In fair conditions
Digitally signed SO
SV Fsh “,
i e ; by Adolfo \\\9 Ve 3
MDC Building Recertification Electrical Report Page 8 of 9 ESpInO S w2 12/23R1.3



27. WIRING TO MECHANICAL EQUIPMENT

Good (O ) Needs Repair  ( O ) N/A O )
Comments:
28. UNDERGROUND OR LOWER-LEVEL PARKING GARAGES N/A:

CHECKLIST ITEMS TO CONFIRM OR CONSIDER FOR UNDERGROUND PARKING GARAGE:

Number of Levels Below Grade Plane:

A. Arethe sump pumps operational? Select: (Yes/Need Repair/N/A)

Explanation:

B. If the elevator(s) travel below grade plane:

1. Are they programmed to return to a level at or above BFE plus freeboard:

Select: (Yes, No, Needs Repair, Will Retrofit):

Explanation:

2. Arethey equipped with sensors that prevent the cab from descending into a flooded hoistway?

Select: (Yes, No, Needs Repair, Will Retrofit):

Explanation:

C. Arethe branch electrical circuits feeding devices below grade plane protected by a Ground Fault Circuit Interrupter
(GFCI) breaker?

Select: (Yes, No, Needs Repair, Will Retrofit):

Explanation:

29. GENERAL ADDITIONAL COMMENTS

The electrical systems in the building and common areas are in fair condition. Refer to Exhibit #1 PCA
Report for additional information/photos.

Digitally signed iy,

Reset Form f_q_fs,.
e . ; by Adolfo e%esise .
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Miami, November 25, 2024

Building Department
City of Coral Gables
405 Biltmore Way, Coral Gables, FL 33134

Ref: 915 Palermo Ave, Coral Gables, FL 33134

To whom it may concern:
This letter will certify that we have completed an inspection at the above mentioned address. At

this time and after a thorough visual inspection I can attest that the 915 Palermo Ave Building is
structurally and electrically safe enough for tenants to not evacuate.

Yours truly,

Adolfo Espino
Florida P.E #98949
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December 16, 2024

Calta Venetian, LLC
3109 Ponce De Leon Blvd
Coral Gables, FL 33134

RE: 915 Palermo Ave, Coral Gables, FL 33134
PURPOSE

Consign, LLC (Consign) has been retained by Calta Venetian, LLC (Owner) to produce a Property Condition
Assessment (PCA) Report of the above referenced property as part of the 10 Year Recertification process.
The purpose of this report is to outline the current condition of the property. Consign conducted a site
visit on December 6™, 2024 involving non destructive methods and photographic documentation. A
representative of the Owner and a general contractor were present during the site visit. The inspection
included observations on structural, fire alarm, electrical, plumbing, HVAC and lighting elements.

PROJECT DESCRIPTION

The property consists of two (2) separate two-story buildings, containing 32 residential units located on
the first and second floors. The buildings were constructed in 1963 and 1964. The structural system
consists of conventionally reinforced concrete slabs, reinforced concrete columns, and masonry infill walls.
Elevated walkways are guarded by an aluminum railing system. Exterior walls are finished with stucco and
paint and have openings enclosed by fenestration systems and awnings. The existing roofing system is
made up of clay tiles supported over wood trusses.

The parking lot is a paved asphalt surface with striping and drainage slopes to manage stormwater runoff.
The pool/pool deck area were reported to be closed to residents due to ongoing equipment maintenance.
The ground floor also includes a pool equipment room, in-ground pool/pool deck, and a parking lot.

The electrical room, located on the ground floor, contains two main electrical services that supply power
to building equipment, residential units, parking lot illumination, and common areas. Additionally, there
are two fire alarm control panels, serving both buildings. Each residential unit is equipped with window
air conditioning units for individual climate control.

Consign assumes that ACI 318-56 or a later version was followed for the design and construction of the
Buildings. All concrete covers in that version of the ACI code have remained unchanged until the current
version. This PCA Report addresses current conditions of existing elements and interior units of the
Property.



) Figure 1 Proprty Locatin (Source: Google Méps)
SCOPE OF INSPECTION

This PCA Report is based upon the state of the representative property components as observed at the
time of the assessment and from historical maintenance as reported by Owner. The PCA was conducted
in general accordance with ASTM E2018, “Standard Guide for Property Condition Assessments: Baseline
Property Condition Assessment Process.” This report is not a guarantee of the overall condition or the
functional suitability of said real estate assets. The inspection includes visual assessments and non-
destructive evaluations of Common Areas and at least 10% of total units selected at random. Four (4)
units were selected for inspection: Units 105, 108, 207, and 209. Owner representative confirmed that no
signs of significant roof failure has have been observed nor signs of water intrusion identified in the recent
past. Inspection categories include:

1. Structural

Foundations 2. Electrical

Load-Bearing Walls and Columns Electrical Panels and Subpanels
Floor and Roof Systems Conductors and Wiring
Exterior Wall Systems Lighting Systems

Windows and Doors Grounding Systems

Stairways and Railings Overcurrent Protection

Parking Areas Fire Alarm Systems
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INSPECTION METHODOLOGY

A systematic walkthrough was performed to document visual evidence of structural deterioration,
including but not limited to delaminating stucco or concrete, spalling, rust stains, or exposed
rebar, water intrusion, corrosion, or paint failures. Exterior surfaces were tested with a metallic
tapping instrument to detect hollow areas indicating possible delamination.



Electrical components were inspected for evidence of deterioration including, but not limited to,
worn or frayed wiring, damaged circuit breakers, overheating components, corrosion on electrical
panels, exposed conductors, faulty grounding, or malfunctioning outlets and switches.

REPORTING & DOCUMENTATION

Consign categorizes observed deficiencies using a 3-tier ranking system. The 3 tiers are defined
as follows:

High Priority: Potential life-safety issue and/or threat to the integrity and performance of
the property. This work should be performed as soon as possible.

Medium Priority: No immediate threat to life or property; however, the work may impact
a major component or functionality of the Property and should be addressed within 1-3
years.

Low Priority: Work that is recommended but not essential. This work can be deferred
without impacting any major components or functionality of the Property.

The deficiencies observed are documented in the following pages with representative
photographs. Deficiencies are arranged by priority and include a general description of the
recommended repair.

LIMITING STATEMENT

Consign does not guarantee the discovery of all adverse conditions concerning the Property. The
PCA aims to reduce, but not eliminate, uncertainty about potential system or component failures.
The opinions expressed are based on standard engineering practices and the available data,
observations, and conditions at the time of the assessment. Not every component was inspected;
only representative observations of accessible areas were made, focusing on conditions,
equipment, and systems deemed representative of the property.

Should you have any questions, please contact me at (786) 303-7261.
Respectfully submitted,

Consign, LLC
CA #31618

Adolfo Espino, PE
State of Florida #98949



PHOTOGRAPHS
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Photo #1 - Railing Grout Pocket Depression — Photo #2 - Railing Grout Pocket Corrosion stain —

Exterior Stairs Exterior Stair

Photo #3 - Drywall Ceiling Cracking — Unit 209

Photo #5 - Ceiling Drywall Moisture Stains - Unit Photo #6 — Defective Pool Filter with Signs of Leakage
209 - Pool Equipment Room
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Photo #7 - Defective Pool Filter with Signs of Photo #8 - Corroded Equipment — Pool Equipment
Leakage - Pool Equipment Room Room

. . ‘
Photo #9 — A/C Unit Deteriorted/Missing Sealant - Photo #10 — A/C Unit Deteriorated/Missing Sealant -
Exterior Walls Exterior Walls
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1 - Damaged/Missing Ba Photo #12 - Missing Labeling at Electrical Panel
Exterior Walls Labeling - Electrical Room




Photo #13 - Missing Labeling at Electrical Panel - Photo #14 - Stucco Delamination — Exterior Walls and
Unit 209 Ceilings

Photo # 15 - Stucco Step Cracking - Exterior Walls Photo #16 - Non-Impact Window - All Units

P 405 D

Photo #18 — Pool Deck and Building #1 Elevation

Photo #17 - Building # Elevation



Photo #18 - Building #1 Meters ' Photo #19 - Building #2 Meters
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December 17, 2024

Building Department - Miami Dade County
11805 SW 26th St, Miami, FL 33175
ATTN: Building Official

Ref: Structural Recertification

Folio: 03-4118-011-0010
Address: 915 Palermo Ave, Coral Gables, FL 33134

Dear Sir/Madam:

I, Adolfo Espino, P.E. performed the required Recertification Inspection and Report at the

above referenced property.

The purpose of the inspection was to examine and confirm in reasonable fashion that the

referenced building , including its habitable areas, are deemed safe and occupiable.

It is my professional opinion that the building is structurally safe for its intended use and

present occupancy.



This report is based on a visual inspection performed at the above-mentioned property.

As a routine matter, and to avoid possible misunderstanding, nothing in this inspection, report
form, attached Minimum Inspection Guideline and our Non-destructive Observations should be
construed directly, or indirectly, as a guarantee for any portion of the structure. To the best of
my knowledge and ability, this report represents an accurate appraisal of the present condition
of the structure, based upon careful evaluation of observed conditions, to the extent reasonably

possible.

In case of any additional information, please contact me at any time.

Adolfo Espino, P.E. #98949
305-338-2925

VE02A) SN 948l G 4, W, 1, 991166~ Phomes (056160075



REGULATORY AND ECONOMIC RESOURCES DEPARTMENT

th iami i
MIAMI-DADE 11805 SW 26" Street, Miami, Florida 33175
786-315-2000

COUNTY Miamidade.gov/building

MINIMUM INSPECTION PROCEDURAL GUIDELINES
FOR BUILDING STRUCTURAL RECERTIFICATION
CASE REFERENCE NUMBER: LICENSEE NAME: Adolfo Espino
TITLE: Professional Engineer #98949

ADDRESS: 14021 SW 143rd Ct, #1
JURISDICTION NAME: Miami, FL 33186

Miami Dade County - Coral Gables SIGNATURE:

*Use separate sheets for additional responses by referencing the report section number.
1. DESCRIPTION OF BUILDING

a. Name onTitle: VENETIA TOWERS REPLAT

b. Building Street Address; 915 Palermo Ave, Coral Gables, FL 33134. Bldg. #: 2
c. Legal Description: VENETIA TOWERS REPLAT Attached: |:|
d. Owner’s Name: CALTA VENETIAN LLC

e. Owner’s Mailing Address: 3109 PONCE DE LEON BLVD CORAL GABLES, FL 33134

f. Folio Number of Property on which Building is Located: 03-4118-011-0010

g. Building Code Occupancy Classification: RESIDENTIAL
h. Present Use:0303 MULTIFAMILY 10 UNITS PLUS : MULTIFAMILY 3 OR MORE UNITS

i. General Description of building (overall description, structural systems, special features):

The property conslsts of two (2) separate two story bundlngs contalnlng 32 resldentlal unlts Iocated on the frst and second

rooﬁng system is made up of clay tlles supported over wood trusses.

j- Number of Stories: 2 k. Is this a Threshold Building? as per 553.71(12) F.S. (Yes/No): No

l. Provide an aerial of the property identifying the building being certified on a separate sheet. Attached:

m. Additional Comments:

SEE EXHIBIT 1 - PCA REPORT - As a routine matter, and in order to avoid possible misunderstanding,
nothing in this inspection report form, attached minimum inspection guidelineé and our non-destructive
observations, should be construed directly, or indirectly, as a guarantee for any portion of the structure. To

the best of my knowledge and ablllty, this report represents an accurate appraisal of the present COﬂdittOﬂ

MDC Building Recertification Structural Report Page 1 of 14 12/23R1.4



n. Additions to original structure:

NO

o. Total Actual Building Area of all floors: 29 338 5:F.

2. INSPECTIONS

a. Date of Notice of Required Inspection:

b. Date(s) of actual inspection: 12/06/2024

c. Name. license number, discipline of practice, and qualifications of licensee submitting report:

Adolfo Espino, PE #98949

d. Description of laboratory or other formal testing, if required, rather than manual or visual procedures: N/A:

e. Are Any Structural Repairs Required? (YES/NO): Yes

1. Ifrequired, describe, and indicate acceptance:

Grout Pocket Depressmn Several guardrall post pockets were observed to be depressed below the ﬁnlshed

structural mtegrlty of the railing. Rallmg post pockets should be refilled with high strength, non shrink grout
flush with finish floor. The surface preparation requirements can vary based on the depth of the depression.

f. Can the building continue to be occupied while recertification and repairs are ongoing? (YES/NO): Yes

1. Explanation/Conditions:

Conditions observed pose no immediate threat to life or property. Repairs should be addressed within

1-3 years. However, the intent of the owner is to demolish the building and rebuild within that time
span

g. Is it recommended that the building be vacated? (YES/NO): No

h. Has the property record been researched for violations or unsafe cases? (YES/NO): Yes

1. Explanation/Comments:

NO VIOLATIONS OR UNSAFE CASES FOUND

MDC Building Recertification Structural Report Page 2 of 14 12/23R1.4




3. SUPPORTING DATA (Reference all photos indicated in report with corresponding section number)

a. EXHIBIT #1 (PCA REPORT) Number of Additional sheets of written data Imltjﬁ:%rtot
EXHIBIT #1 (PCA REPORT) photos.

Number of Photographs provided (plus each building elevation)

EXHIBIT #1 (PCA REPORT)
. N/A

Number Drawings or sketches provided (aerial, site, footprint, etc.)

Number of Test reports attached

4. FOUNDATION

a. Describe the building foundation:

Building foundation was not readily visible as they are covered with concrete slabs on grade and floor

finishes. No signs of foundation failure such as cracks due to differential settiement were observed.

b. Is wood in contact or near soil? (Yes/No): No

c. Signs of differential settlement? (Yes/No): No

d. Detstclribe a:ly cracks or separation in the walls, columns, or beams that signal differential PROVIDE PHOTO 4d
settlement:

No significant signs of wall, column, or beam separation were observed. Refer to Exhibit #1 PCA
Report

e. Is water drained away from the foundation? (Yes/No/Needs Repair): Yes

f. Isthere additional sub-soil investigation required? (Yes/No): No

1. Describe:

5. PRESENT CONDITION OF OVERALL STRUCTURE

a. General alignment: (Note: good, fair, needs attention, explain if significant) PROVIDE PHOTO 5a

1. Bulging:  Fair

2. Settlement: Fair

3. Deflections: Fair

4. Expansion: Fair

5. Contraction: Fair

MDC Building Recertification Structural Report Page 3 of 14 12/23R1.4



PROVIDE PHOTO 5b

b. Portion showing distress: (Note, beams, columns, structural walls, floor, roofs, other)

None

PROVIDE PHOTO 5c¢

c. Surface conditions: Describe general conditions of finishes, cracking, spalling, peeling,

signs of moisture penetration and stains.
Hairline cracking at building facade. Signs of efflorescence at slab edges.

d. Cracks: Note location in significant members. |dentify crack size as HAIRLINE if barely discernible; PROVIDE PHOTO 5d
FINE if less than 1 mm in width; MEDIUM if between 1- and 2-mm width; WIDE if over 2 mm.

Refer to Exhibit #1 PCA Report

Haitline (Barely Discernable)

PROVIDE PHOTO 5e

e. General extent of deterioration: Cracking or spalling of concrete or masonry, oxidation of metals;

rot or borer attack in wood.

Refer to Exhibit #1 PCA Report

PROVIDE PHOTO 5f

f. Previous patching or repairs (Provide description and identify location):

Stucco patching and repairs were observed throughout the common areas. Building appears to have

peen maintained recently.

g. Nature of present loading: (Indicate residential, commercial, storage, other.)

Residential

h. Signs of overloading? (Yes/No): No

1. Describe:

12/23R1.4
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6. MASONRY BEARING WALL: (Indicate good, fair, needs repair on appropriatelinas) ;I;hlils/i‘?Ction D

a. Concrete masonry units: Good Refer to Exhibit #1 PCA Report

b. Clay tile or terra cota units: Fair Refer to Exhibit #1 PCA Report

c. Reinforced concrete tie columns: Fair Refer to Exhibit #1 PCA Report
d. Reinforced concrete tie beams:  Fair Refer to Exhibit #1 PCA Report
e. Lintel: Fair

f. Other type bond beams: N/A

PROVIDE PHOTO 6f I

g. Exterior masonry finishes (choose those that apply):

1. Stucco: Fair Refer to Exhibit #1 PCA Report
2. Veneer: N/A
3. Paint only: Good Refer to Exhibit #1 PCA Report

4. Other (describe): N/A

h. Interior masonry finishes (choose those that apply):

PROVIDE PHOTO 6h |

1. Vapor barrier:

2. Furring and plaster: N/A Not exposed to view. Drywall good.

3. Paneling:

4, Paint only: N/A

5. Other (describe):

i. Cracks:

PROVIDE PHOTO 6i

1. Location (note beams, columns, other): Refer to Exhibit #1 PCA Report

2. Description:

Minor cracks were identified in units assessed and common areas

j-Spalling  None Observed

PROVIDE PHOTO 6j

1. Location (note beams, columns, other):

2. Description:

MDC Building Recertification Structural Report Page 5 of 14
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k. Rebar corrosion (indicate worst case by selecting one from lines 1-4):

. None visible:

=

PROVIDE PHOTO 6k

[\ 9]

. Minor (patching will suffice):

3. Significant (but patching will suffice): I:I

4, Significant (structural repairs required) |:’

. Samples chipped out for examination in spalled areas (Yes/No): No

1. Yes—describe color, texture, aggregate, general quality:

7. FLOOR AND ROOF SYSTEM

a. Roof (Must access and provide)

1. Describe (roof shape, type roof covering, type roof deck, framing system, condition):

The existing roofing system is made up of clay tiles supported over wood trusses.

PROVIDE PHOTO 7al

2. Note waterta nks, cociling towers, air conditioning equipment, signs, other neavy equipment
and condition of supports:

PROVIDE PHOTO 7a2

N/A

3. Describe roof drainage system, main and overflow, and indicate condition:

Sloped roof

PROVIDE PHOTO 7a3

4, Describe parapet build and current conditions:

PROVIDE PHOTO 7a4

5. Describe mansard build and current conditions:

PROVIDE PHOTO 7a5

MDC Building Recertification Structural Report Page 6 of 14
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6. Describe roofing membrane/covering and current conditions: PROVIDE PHOTO 7a6

7. Describe any roof framing member with obvious overloading, overstress, deterioration PROVIDE PHOTO 7a7
or excessive deflection:

8. Note any expansion joints and condition: PROVIDE PHOTO 7a8

b. Floor system(s):

1. Describe the floor system at each level, framing, material, typical spans and indicate PROVIDE PHOTO 7b1 '
condition:

2. Balconies: Indicate location, framing system, material, and condition: N/A: I:I PROVIDE PHOTO 7b2

3. Stairs and escalators: indicate location, framing system, material, and condition: N/A: |:'| PROVIDE PHOTO 7b3

Concrete stairs located on the exterior are in fair condition.

4. Ramps: indicate location, framing type, material, and condition: N/A: PROVIDE PHOTO 7b4

5. Guardrails and handrails: describe type, material, and condition: N/A: |:| PROVIDE PHOTO 7b5

Metal handrails are in fair condition

c. Inspection — note exposed areas available for inspection, and where it was found necessary to open ceilings, etc. for
inspection of typical framing members.

Roof inspected from ground level and perimeter of buildings. Ceiling access panels were used to
inspect roofing members at common areas and units.

MDC Building Recertification Structural Report Page 7 of 14 12/23R1.4



8. STEEL FRAMING SYSTEM This Section is Not Applicable:

a. Description of system at each level: PROVIDE PHOTO 8a
n/a
b. Steel members: describe condition of paint and degree of corrosion: PROVIDE PHOTO 8b
n/a
c. Steel connections: describe type and condition: PROVIDE PHOTO 8c
n/a

d. Concrete or other fireproofing: note any cracking or spalling of encased member and note

; ; ; PROVIDE PHOTO 8d
where any covering was removed for inspection:

HHNR

n/a

e. Identify any steel framing member with obvious overloading, overstress, deterioration, or PROVIDE PHOTO 8e
excessive deflection (provide location):

n/a

f. Elevator sheave beams and connections, and machine floor beams: note condition: N/A: |:| PROVIDE PHOTO 8f

n/a

9. CONCRETE FRAMING SYSTEM This Section is Not Applicable: |:]

a. Full description of concrete structural framing system: PROVIDE PHOTO 9a ‘

The structural system consists of conventionally reinforced concrete slabs, reinforced concrete
columns, and masonry infill walls

b. Cracking PROVIDE PHOTO 9b

1. Significant Dor Not significant :

2. Location and description of members affected and type cracking:

MDC Building Recertification Structural Report Page 8 of 14 12/23R1.4



c. General condition

Fair

d. Rebar corrosion — check appropriate line

1. None visible:

2. Llocation and description of members affected and type cracking: N/A PROVIDE PHOTO 9d2

3. Significant but patching will suffice: N/A PROVIDE PHOTO 9d3

4. Significant: structural repairs required (describe): N/A PROVIDE PHOTO 9dd|

e. Samples chipped out in spall areas:

1. NO: PROVIDE PHOTO 9e

2. Yes, describe color, texture, aggregate, general quality:

f. Identify any concrete framing member (e.g. slabs and transfer elements) with obvious PROVIDE PHOTO 9f

overloading, overstress, deterioration (e.g. efflorescence at underside of slab or at base of
column or wall), or excessive deflection:

n/a

10. WINDOWS, STOREFRONTS, CURTAINWALLS AND EXTERIOR DOORS

a. Windows/Storefronts/Curtainwalls/Skylights PROVIDE PHOTO 10

1. Type (Wood, steel, aluminum, vinyl, jalousie, single hung, double hung, casement, awning,
pivoted, fixed, other):

Jalousie windows

2. Anchorage: type and condition of fasteners and latches: Fair

MDC Building Recertification Structural Report Page 9 of 14 12/23R1.4



3. Sealant: type and condition of perimeter sealant and at mullions: Fair

4. Interiors seals: type and condition at operable vents: Fair

5. General condition:  Fair

6. Describe any repairs needed:

Some sealant sections require replacement. Refer to exhibit #1 PCA Report. Conditions observed

pose no immediate threat to life or property. Repairs should be addressed within 1-3 years. However,
the intent of the owner is to demolish the building and rebuild within that time span

b. Structural Glazing on the exterior envelope of Threshold Buildings (Yes/No): No

1. Previous Inspection Date:
2. Description of Curtain Wall Structural Glazing and adhesive sealant:
n/a
3. Describe Condition of System:
n/a

C.

Exterior Swing and Overhead Doors

PROVIDE PHOTO 10c
1. Type (Wood, Steel, Aluminum, Sliding Glass Door, other):

Wood residential doors and wood common area doors.

2. Anchorage: type and condition of fasteners and latches: Fair

3.

Sealant: type and condition of sealant: Fair
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4, General condition:

Fair

5. Describe any repairs needed:

None

This Section is Not Applicable: EI

11. WOOD FRAMING

a. Fully describe wood framing system:
The existing roofing system is made up of clay tiles supported over wood trusses

PROVIDE PHOTO 11a

b. Indicate the condition of the following:

| |

PROVIDE PHOTO 11b

1. Walls:
n/a
2. Floors:
n/a

3. Roof member, roof trusses: Fair

No signs of roof failure or water intrusion at roof were observed or reported by owner

c. Note metal connectors (i.e., angles, plates, bolts, split pintles, other, and note condition)

Fair

PROVIDE PHOTO 11c

d. Joints: note if well fitted and still closed:

PROVIDE PHOTO 11d

Fair condition

Digitatly signed “‘;‘3”'5'""
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PROVIDE PHOTO 11e

e. Drainage: note accumulations of maisture

No signs of drainage issues.

PROVIDE PHOTO 11f

f. Ventilation: note any concealed spaces not ventilated:

No signs of drainage issues.

PROVIDE PHOTOC 11g

g. Note any concealed spaces opened for inspection:

Common area access panels and access panels at residential units. Refer to Exhibit #1 PCA Report.

PROVIDE PHOTO 11h

h. Identify any wood framing member with obvious overloading, overstress, deterioration,
or excessing deflection):

No signs of significant failure observed.

12. BUILDING FACADE INSPECTION (Threshold Buildings) Ly

a. ldentify and describe the exterior walls and appurtenances on all sides of the building. (Cladding type, corbels, precast

appliques, etc.)

b. Identify the attachment type of each appurtenance type (mechanically attached or adhered):

c. Indicate the condition of each appurtenance (distress, settlement, splitting, bulging, cracking, loosening of metal
anchors and supports, water entry, movement of lintel or shelf angles, or other defects):

///
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This Section
13. SPECIAL OR UNUSUAL FEATURES IN THE BUILDING e

a. ldentify and describe any special or unusual feature (i.e. cable suspended structures, tensile fabric roof, large
sculptures, chimneys, porte-cochere, retaining walls, seawalls, signs, etc.)

b. Indicate condition of the special feature, its supports, connections, and if repairs are required:

14. UNDERGROUND OR LOWER-LEVEL PARKING GARAGES  /\/m” "
CHECKLIST ITEMS TO CONFIRM OR CONSIDER FOR UNDERGROUND PARKING GARAGE:

14A. CURRENT BFE: ft. (Select Datum)

Note: All elevation datums provided must be in the same datum as the Flood Insurance Rate Map (FIRM).

1. What is the wet season? ground water elevation (water table): ft. (Select Datum)
2. What is the elevation of lowest parking garage finished floor: ft. (Select Datum)
3. What is the elevation of the parking garage entrance: ft. (Select Datum)

4. Is the wet season ground water elevation (water table) higher than the lowest floor elevation? Select (Yes or No)

Explanation:

5. Is the garage entrance elevation lower than the base flood elevation? Select: (Yes or No)

Explanation:

6. List use of structure above the underground portion of the parking garage. (e.g. parking, terrace, occupiable space}:

Describe:

7. Does underground parking structure show any evidence of bulging, settlement, cracking or deflection? Describe:

Describe:
\‘\\\lllll,,I
WN\FO Esy/7,
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8. Describe general surface conditions (cracking, spalling, peeling, or staining)

Explanation:

14B.

1, Do the parking garage slabs (overhead and floor slabs) and/or walls show evidence of leakage (efflorescence at the

underside of slab or at base of column)? (Yes or No):

Explanation:

2. Is there any evidence of previous patching or repairs? (Yes or No):

Explanation:

*THRESHOLD BUILDING: In accordance with Flarida Statute, any building which is greater than 3 stories or 50 feet in height, or which
has an assembly occupancy classification that exceeds 5,000 square feet in area and an occupant content of greater than 500 persons.

WET SEASON: Compare the current Base Flood Elevation (BFE) on the latest FEMA Flood Insurance Rate Map (FIRM) with the
October water table elevation shown in the Miami-Dade County Average Ground Water October maps available with the Miami-Dade

Department of Environmental Resource Management (DERM)

Reset Form
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Regulatory and Economic Resources

MIAMI-DADE 11805 SW 26th Street
COUNTY Miami, Florida 33175-2474

786-315-2000

miamidade.gov/building

CERTIFICATION OF COMPLIANCE WITH PARKING LOT ILLUMINATION
STANDARDS IN CHAPTER 8C-3 OF THE CODE OF MIAMI-DADE COUNTY

Date. 12117124

Case No. FYear
915 Palermo Ave, Coral Gables, FL 33134

PropertyAddress:
03-4118-011-0010

, Bldg. No.: 2 ,Sq. Ft.: 29,338

Folio Number:

Building Description: Residential parking lot for two 2-story buildings servicing 32 residential units

1. | am aFloridaregistered professional | B [engineer architectwith an active license.

2 on, 2024 at /%% | W | am | |PM, I measured the level of illumination in the parking
lot(s)serving the above referenced building.

3. Maximum 10.6 footcandle

Minimum 1.8 footcandle

/a :1

Maximum to Minimum Ratio n , foot candle

4. The level of illumination provided in the parking lot| B |meets does not meet the

minimum standards for the occupancy classification of the building as established in Section 8C-3
of Miami-Dade County Code.

Adolfo Espino, PE #98949

Signature and Seal of Professional Print Name Engineer or Architect




PROJECT NAME: 40/50 years recertification
LOCATION: 915 palermo ave.
Coral Gables, FL 33134

DATE: Saturday, July 22, 2023

TIME: 10:00 a.m.

#STORY: 2

#UNITS: 32

ITEM| INSPECTION DESCRIPTION | PASS | FAIL [ N/A COMMENTS PHOTO #

STRUCTURALS
1 Front Pass | -—-—- [ --- Good conditions ----
2 Right Pass | -—-—- | - Good conditions o
3 Rear Pass | o | oo Repair air conditioning 12
holes on the wall
4 Left Pass | - [ - Repair air conditioning 1,2
c Windows Pass | oo | e All non-impact windows 3
must have shutters
6 Doors Pass | e | e All non-impact doors must 4
have shutters
7 Roof Pass | --—-—- [ ---- minors repairs 5
8 Gutter | - | - NA | -
9 Foundation Pass | - | -— | - ----
10 Mansory Pass | --—- [ ---- Good conditions ----
11 Floor Pass | --—- [ ---- Good conditions ----
12 Steel Structure | - | - N/A | -
13 Concrete Structure Pass | --—- [ --- Good conditions ----
14 Wood Structure Pass | -——- | - termite treatment 6
ELECTRICAL
1 Master Room Pass | --—-—- | - Good conditions | = -
2 Low Voltage @ | -——- | -—-- N/A | - -—--
All electrical panels to
3 Electrical panel Pass | -—-—- | -—--- need labels 7
4 Branch circuits Pass | --—-—- | - Good conditions e
Grounding of services &
5 equipment Pass | -—-—- | --—- Good conditions -—--
6 Emergency lighting Pass | -—-—- | - Good conditions -—--
7 Exit sign Pass | -—--—- | - Good conditions -—--
8 Building egress ilumination | --—--- Fail | ----- Poor ilumination 8
9 Fire alarm system Pass | -—-—- | - Good conditions | @ -
All appartment to need

10 Smoke detector Pass | -—-—- | -—-- Smoke detector | @ -
11 Parking lot ilumintaion | ----- Fail | ----- Poor ilumination 9
12 Mechanical Room | - | - NA | - -—-
13 Pool Room Pass | -—- | -—-- Corrosion 10




PROJECT NAME:

915 palermo ave.
Coral Gables, FL 33134

PHOTOGRAPHIC MEMORY

Imagen 1 -

Imagen 2




PROJECT NAME:

915 palermo ave.
Coral Gables, FL 33134

PHOTOGRAPHIC MEMORY

Imagen 4




PROJECT NAME: 915 palermo ave.
Coral Gables, FL 33134

PHOTOGRAPHIC MEMORY
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PROJECT NAME:

915 palermo ave.
Coral Gables, FL 33134

PHOTOGRAPHIC MEMORY

Imagen 7

Imagen 8




PROJECT NAME:

915 palermo ave.
Coral Gables, FL 33134

PHOTOGRAPHIC MEMORY
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Imagen 10 -




Regulatory and Economic Resources
11805 SW 26th Street

Miami, Florida 33175-2474
786-315-2000

miamidade.gov/building

CERTIFICATION OF COMPLIANCE WITH PARKING LOT GUARDRAILS

Re: Case No. FYear
Property Addl'eSS 915 Palermo Ave, Coral Gables, FL 33134 , Bldg NO ' Sq Ft 29,338

Building Description:

The property consists of two (2) separate two-story buildings, containing 32 residential units located on the first and second
floors. The buildings were constructed in 1963 and 1964. The structural system consists of conventionally reinforced concrete
slabs, reinforced concrete columns, and masonry infill walls. Elevated walkways are guarded by an aluminum railing system.
Exterior walls are finished with stucco and paint and have openings enclosed by fenestration systems and awnings. The
existing roofing system is made up of clay tiles supported over wood trusses.

am a Florida registered professional |T engineer r architect with an active license.

On "=m=e 2024 | inspected the parking lots servicing the above referenced building for compliance
with Section 8C-6 and determined the following (check only one):

||T The parking lot(s) is not adjacent to or abutting a canal, lake, or other body of water.

|— The parking lot(s) is adjacent to or abutting a canal, lake or other body of water and

parked vehicles are protected by a guardrail that complies with Section 8C-6 of the Miami- Dade
County Code.

|7 The parking lot(s) is adjacent to or abutting a canal, lake or other body of water and parked
vehicles are not protected by a guardrail that complies with Section 8C-6 of Miami-Dade County
Code. | have advised the property owner that he/she must obtain a permit for the installation of the
guardrail and obtain all required inspection approvals to avoid enforcement action.

Signature and Seal of Architect or Engineer

Adolfo Espino, PE #98949
Print Name

Date
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