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UNITED STATES DISTRICT COURT
FOR THE SOUTHERN DISTRICT OF FLORIDA
CASE NO. 15-CV-80946-MIDDLEBROOKS/BRANNON
JAMES D. SALLAH, ESQ., not
individually, but solely in his capacity as
Court-Appointed Receiver for JCS
Enterprises Inc., d/b/a JCS Enterprises
Services Inc., T.B.T.I. Inc., My Gee Bo,
Inc., JOLA Enterprise Inc., and PSCS
Holdings, LLC,
Plaintiff,
-vs.JOSEPH SIGNORE, individually, and
LAURA SIGNORE, individually,
Defendants.
_____________________________________/
RECEIVER’S MOTION FOR APPROVAL OF: (1) PRIVATE SALE OF REAL
PROPERTY (LOCATED AT 77 TRAIL NORTH, PALM BEACH GARDENS, FLORIDA
33418) FREE AND CLEAR OF LIENS, CLAIMS, AND ENCUMBRANCES; AND (2)
FORM AND MANNER OF NOTICE OF SALE, BIDDING, AND AUCTION
PROCEDURES, WITH SUPPORTING MEMORANDUM OF LAW
James D. Sallah, Esq., not individually, but solely in his capacity as the Court-appointed
Receiver (the “Receiver”) for JCS Enterprises Inc., d/b/a JCS Enterprises Services Inc. (“JCS”),
T.B.T.I. Inc. (“TBTI”), My Gee Bo, Inc. (“Gee Bo”), JOLA Enterprise Inc. (“JOLA”), and PSCS
Holdings, LLC (“PSCS”) (collectively, the “Receivership Entities” or “Estate”), through
undersigned counsel, and pursuant to 28 U.S.C. §§ 2001 and 2002, moves for entry of an Order
regarding the proposed below-discussed sale of the real property located at 77 Trail North, Palm
Beach Gardens, Florida 33418 (the “Property” or “Vacant Lot”) for the benefit of the Courtapproved creditors of the Receivership Estate. Specifically, the Receiver seeks an Order: (1)
approving the “AS IS” Residential Contract for Sale and Purchase and its Addendum and exhibit
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(the “Sales Contract”), attached as Exhibit A, for the Receiver’s sale of the Property, including the
overbid and auction procedures contained herein; (2) approving the form and manner of notice of
the sale of real property attached as Exhibit B, as well as including the overbid and auction
procedures; (3) approving the sale free and clear of liens, claims, encumbrances, and other
interests; and (4) entering any other relief the Court deems just and equitable. In support, the
Receiver states as follows1:
INTRODUCTION
As further discussed below, the Property was the subject of the recent contempt briefing
(DE 148-149, 152, 154-156), in which non-party Joseph Grande (Defendant Joseph Signore’s
Power of Attorney) complied and cured the contempt issue by signing a corrective Quit Claim
Deed regarding the Vacant Lot to the Receiver. Now the Vacant Lot can be sold to a buyer for the
benefit of the Estate.
After arm’s length and extensive negotiations, the Receiver has entered into the Sales
Contract to sell the Property free and clear of liens, claims, encumbrances, and other interests.
Specifically, the Receiver has received an “all cash” offer from a private citizen (the “Buyer”) for
$205,000 to purchase the Property. The Sales Contract is subject to notice, overbid, auction, and
other procedures in accordance with 28 U.S.C. §§ 2001 and 2002.
The Sales Contract is the result of substantial marketing of the Property by the listing agent

There is currently no prohibition on the Receiver’s right to market and sell the Property in partial
satisfaction of the Final Judgment (DE 131), so he is filing this Motion. The only current
prohibition on the Receiver is the Court’s Endorsed Order (DE 167) dated August 16, 2017, which
required the Receiver to temporarily not move forward with selling the property specified in the
previously-issued three Writs of Execution (DE 160-162) (including the box truck, Rolls Royce
and personalty in the Signore Residence (defined below)). Those issues are still pending, but are
fully briefed, in Signore’s Motion to Reconsider (DE 165) and Signore’s Motion to Stay (DE 166),
to which the Receiver responded (DE 170-171).
1

2
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and includes payment of reduced real estate commissions and normal closing costs deducted from
the gross proceeds at closing. If there are no other interested parties to overbid the Buyer, the
Receiver believes that, based on the circumstances, (1) the purchase price set forth in the Sales
Contract is reasonable, represents fair value, and is in the Estate’s best interests; and (2) the Court
should permit a timely closing on the sale of the Property.
RELEVANT PROCEDURAL HISTORY
A. The Monetary Judgment Amounts
On December 7, 2016, this Court entered its Final Judgment against Defendants Joseph
Signore and Laura Signore (DE 131).2 Pursuant to paragraph no. 4 of the Final Judgment, the
principal judgment amount against Defendant/Judgment Debtor Joseph Signore was
$2,723,397.00, of which $1,604,672.55 is liable jointly and severally with Defendant/Judgment
Debtor Laura Signore. Pursuant to paragraph no. 3 of the Final Judgment, the principal judgment
amount against Defendant/Judgment Debtor Laura Signore was $2,834,849.54, of which
$1,604,672.55 is liable jointly and severally with Defendant/Judgment Debtor Joseph Signore.
Pursuant to paragraph no. 6 of the Final Judgment, the Court impressed an equitable lien in the
total amount of $552,695.03 on the real property located at 14161 64th Drive North, Palm Beach
Gardens, Florida (the “Signore Residence”), which is different than the subject Property/Vacant
Lot.3

2

Both Joseph Signore and Laura Signore, n/k/a Laura Grande, were convicted for their role in the
JCS Ponzi scheme and are currently serving significant time in federal prison.
3

This Motion does not involve the Signore Residence because the subject Signore-Grande Quit
Claim Deed only involved the Vacant Lot. However, the Receiver intends to file shortly a separate
motion regarding the Signore Residence to allow the Receiver to move forward post-judgment to
market and liquidate that property. The Final Judgment, as a self-executing deed, expressly
transferred title on the Signore Residence from the Signores, thereby extinguishing title in their
names, to the Receiver, to be sold for the benefit of the Receivership Estate and in partial
satisfaction of the Final Judgment.
3

Case 9:15-cv-80946-DMM Document 181 Entered on FLSD Docket 11/22/2017 Page 4 of 13

B. The Vacant Lot
In addition to the Signore Residence, the Signores were title owners of the non-homestead
Property/Vacant Lot. Although the Final Judgment does not mention the Vacant Lot by name, it
was an asset of the Signores that was subject to the Asset Freeze from this Court’s Preliminary
Injunction (DE 47) in the underlying SEC/receivership proceeding and turnover to, and sale by,
the Receiver to partially satisfy the Final Judgment in this case.
In the Final Judgment, this Court retained jurisdiction to enforce the Receiver’s collection
efforts against Defendants. This was necessary for the Receiver to secure complete relief for the
benefit of the Receivership Estate in the event that there arose post-judgment circumstances which
required this Court’s assistance (such as the contempt issue discussed below).
C. The Recent Signore-Grande Quit Claim Deed on the Vacant Lot
The Receiver learned that on or about March 6, 2017, Signore signed a Quit Claim Deed
conveying title on the Vacant Lot to non-party Joseph Grande, Signore’s Power of Attorney and
former father-in-law. The Quit Claim Deed was recorded on April 11, 2017, in the public records
in Palm Beach County, Florida. The recorded Quit Claim Deed clouded title on the Vacant Lot in
violation of the Asset Freeze and Final Judgment because Mr. Grande was considered a record
title owner (with his daughter, Ms. Grande) of the Vacant Lot in place of Signore.
D. The Receiver’s Show Cause Motion
The Receiver filed a Motion for an Order to Show Cause (DE 148), which led to several
filings and Orders on the contempt issue (DE 148-149, 152, 154-156). In Mr. Grande’s response
(DE 152), he admitted that he participated in and received a Quit Claim Deed from Signore on the
Vacant Lot. Importantly, Mr. Grande apologized and agreed to do whatever was necessary to
correct the problem, including turning the Vacant Lot over to the Receiver – i.e., signing a

4
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corrective deed.
According to the Receiver’s updated title commitment, title to the Vacant Lot was vested
in Mr. Grande and his daughter (Laura Grande), and required a deed or deeds from them to the
Receiver. Therefore, a corrective Quit Claim Deed from Mr. Grande to the Receiver was
necessary. Mr. Grande complied and cured the contempt issue by signing a corrective Quit Claim
Deed regarding the Vacant Lot to the Receiver.4 As a result, the Court cancelled the contempt
hearing scheduled on July 14, 2017, given Mr. Grande’s curing the contempt issue.
MEMORANDUM OF LAW WITH
BACKGROUND ON SALE OF THE PROPERTY
A.

Sale of the Property
28 U.S.C. §§ 2001(b) and 2002 allow the Receiver to privately sell real property (the

Property) after a hearing as long as:
(a) the sale is for at least two-thirds of the appraised value of the property;
(b) the appraised value of the property was established by three disinterested
persons appointed by the Court to appraise the property;
(c) the Court finds that the sale serves the best interests of the receivership
estate; and
(d) the terms of the proposed private sale are published in a newspaper of
general circulation once a week for four (4) weeks.
Notwithstanding satisfaction of the foregoing requirements, and pursuant to 28 U.S.C. §
2001(b), the Court cannot approve the proposed sale to the Buyer if a separate, bona fide offer to
purchase the Property for at least 10% more than the Buyer’s proposed, published price is received
in writing.

4

Ms. Grande, through her Power of Attorney, has also signed a Quit Claim Deed regarding the
Vacant Lot to the Receiver, and thus has transferred her interest in the Vacant Lot to the Receiver.
5
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1. The Listing Price
The Property was originally listed for sale on the multiple listing service (“MLS”) for
$205,000. As discussed below, the Receiver promptly received an “all cash” offer for the full list
price of $205,000, which the Receiver accepted.
2. The Receiver Engaged a Highly-Qualified Listing Agent Who Actively
Marketed the Property for Sale and Has Obtained a Suitable Offer for Its
Purchase
The Receiver engaged Mr. Matthew Ferency, a broker and realtor employed by Illustrated
Properties (“IPRE”), to list and market the Property for sale. IPRE, a member of the Keyes Family
of Companies, is the leader in the real estate industry here in South Florida. IPRE has been in
operation for almost 100 years and is a shareholder in Leading Real Estate Companies of the
World® - a global network of more than 550 premier real estate firms encompassing 4,000 offices
and over 128,000 sales associates in 55+ countries around the world, of which Keyes is a Founding
Member and Shareholder.
Mr. Ferency has been an agent with IPRE since 2003 and has been a Top Producing agent
every year during that period. Mr. Ferency has represented dozens of buyers and sellers of homes
in the South Florida area, including real property in other receiverships. The Receiver negotiated,
and Mr. Ferency agreed to, a reduced sales commission of 2.5% as opposed to the industry standard
of 3.0%.5 Both Mr. Ferency and the Buyer’s agent are aware that the Property constitutes a
Receivership asset that can only be sold by the Court’s approval.
Mr. Ferency has aggressively marketed the Property, including advertising the Property on
numerous online websites, including, but not limited to: Realtor.com; Homeaway.com;
Homesandland.com; Zillow.com; Redfin.com; and Trulia.com. Mr. Ferency promptly received a

5

The Buyer’s realtor is likewise accepting a reduced sales commission of 2.5%.

6
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full price, “all cash” offer of $205,000, which the Receiver accepted.
3. The Receiver Asks the Court to Approve and Take Judicial Notice of Three
Independent Appraisals Obtained for the Property
The Receiver hired three appraisers to independently appraise the value of the Property.
Attached hereto as Exhibits C-E are the following three appraisal reports prepared in connection
with the sale of the Property:
Appraised
Valuation of
Property

Date of Report

Name of Appraiser

Exhibit

March 1, 2017

George F. Lubeck
(GF Lubeck Appraisers LLC)

$180,000.00

C

December 2,
2016

Chris Callaway Staniszewski
(Gulfstream Appraisal &
Consulting, Inc.)

$177,000.00

D

January 1, 2017

Stephen D. Middleton

$180,000.00

E

The Receiver respectfully requests that the Court to accept the three appraisals and to consider the
certified appraisers who rendered them for all purposes required by 28 U.S.C. § 2001.
4. Buyer’s Proposed Price for the Property Satisfies 28 U.S.C. § 2001’s Pricing
Requirement
As stated above, 28 U.S.C. § 2001(b) requires the Receiver to sell the Property for at least
two-thirds of the average appraised value. Based upon the attached appraisal reports, the average
valuation established by those three appraisal reports is $179,000. Thus, the Receiver is statutorily
bound to sell the Property for at least $119,333.33. The Sales Contract, with a proposed sale price
of $205,000 (the actual list price), greatly exceeds the allowable two-thirds-appraised-value
requirement established under 28 U.S.C. § 2001(b). See, e.g., J. Ray McDermott & Co. v. Vessel
Morning Star, 457 F.2d 815 (5th Cir. 1972) cert. denied 409 U.S. 948 (1972).

7
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5. A Summary of the Proposed Notice, Bidding, and Auction Procedures
The Sales Contract with addendum and exhibit is subject to the requirements under 28
U.S.C. §§ 2001 and 2002 and conditioned upon the entry of an order by the Court approving the
sale, notice, bid, and auction procedures, which are briefly summarized as follows (see the attached
Sales Contract for all specific details of the procedures):
a. Notice and Publication
In accordance with 28 U.S.C. §§ 2001 and 2002, the Receiver will cause a notice of the
sale (in a form and substance satisfactory to the Court) to be published once-a-week for four weeks
in the Palm Beach Post, which is a newspaper of general circulation in the District and County in
which the Property is located. Additionally, although not required by 28 U.S.C. §§ 2001 and 2002,
the Receiver also plans to cause the notice to be published electronically on the Receiver’s website
(www.jcs-tbtireceivership.com). Because the Receiver already has a ready and willing qualified
buyer prepared to purchase the Property on terms that are highly advantageous to the Estate, the
Receiver respectfully seeks approval from the Court to permit him to set the date and time of the
sale on a day after the last publication of the approved notice, and to include such date and time in
the approved notice. The Receiver is requesting to set the date himself because of the time it may
take the Palm Beach Post to begin running the notice. A copy of the proposed notice of sale of
real property is attached as Exhibit B. Further, the Receiver seeks approval to include the date and
time for qualified bids to be submitted to his counsel in the approved notice.
b. Marketing Period
The Receiver shall have until the bid deadline, which will be the date that is four weeks
following the date that the Receiver first publishes the approved notice, to market the Property to
third parties and solicit and accept qualified bids for the purchase of the Property.

8
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c. Pre-Qualifying as Overbidder
Any party wishing to participate to potentially overbid the Buyer must pre-qualify with
Receiver as a bidder (an “Overbidder”). To pre-qualify as an Overbidder, the Overbidder must
provide the following to the Receiver’s counsel with a qualified bid packet. In summary, a
potential Overbidder must provide, among other things:
(1)

A qualified overbid accompanied by a signed asset purchase that
substantially conforms to the Sales Contract that includes a purchase
price equal to or greater than a 10% increase over the purchase price set
forth in the Sales Contract (in accordance with 28 U.S.C. § 2001);

(2)

An earnest money deposit in the amount of $50,000.00 in the form of a
cashier’s check or wire transfer; and

(3)

Financial information and documentation sufficient to demonstrate such
Overbidder’s financial capacity to close the transaction.
d. Auction

If no qualified bid (other than the Buyer’s bid) is received by the bid deadline, the Receiver
will file a notice reporting the same to the Court, after which the Buyer’s bid will be deemed the
highest, or otherwise best, offer for the Property permitting the Receiver to sell and close as
contemplated in the Sales Contract free and clear of all liens, claims, interests, and encumbrances,
with any such liens, claims, interests, and encumbrances attaching to the proceeds of the sale. If
an auction amongst qualified Overbidders is required, it will be held at a time agreed upon by the
Buyer and Receiver. In the event of a completed auction, among other things, the Receiver will
seek an order approving the sale of the Property to the prevailing, or backup, bidder free and clear
of all liens, claims, interests, and encumbrances, with any such liens, claims, interests, and
encumbrances attaching to the proceeds of the sale.
B.

Sale Free and Clear of All Liens, Claims, Encumbrances, and Other Interests
The Receiver seeks the Court’s approval to sell the Property free and clear of all liens,

9
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claims, interests, and encumbrances, with any such liens, claims, interests, and encumbrances
attaching to the proceeds of the sale. The Court’s broad authority over the Receivership Estate
includes the equitable power “to sell property free of liens, transferring the lien to the proceeds.”
Seaboard Nat’l Bank v. Rodgers Milk Products Co., 21 F.2d 414, 416 (2d Cir. 1927). “It has long
been recognized that under appropriate circumstances, a federal court presiding over a receivership
may authorize the assets of the receivership to be sold free and clear of liens and related claims.”
Regions Bank v. Egyptian Concrete Co., 2009 U.S. Dist. LEXIS 111381 at *18-19 (E.D. Mo. Dec.
1, 2009) (citations omitted). Indeed, a sale free and clear of liens, encumbrances, interests, or other
claims is customary in receiverships under § 2001, and in bankruptcy cases under 11 U.S.C. § 363.
See, e.g., AgStar Fin. Servs., PCA v. Eastwood Dairy, LLC, 2012 U.S. Dist. LEXIS 51052 at *56 (S.D. Ohio April 11, 2012); Regions Bank, 2009 U.S. LEXIS 111381 at *18-19; In re Tousa,
Inc., No. 08-10928-JKO (Bankr. S.D. Fla. Dec. 21, 2009) (Docket Entry 3432); In re Protective
Products of America, Inc., No. 10-10711-JKO (Bankr. S.D. Fla. Jan. 19, 2010); and SEC v.
McGinn, Simth & Co., Inc., No. 1:10-CV-457-GLS-CFH (N.D.N.Y. April 4, 2012) (Docket Entry
580).
C.

Sale of the Property Is in the Best Interest of the Receivership Estate
The Receiver has used his good faith, best efforts, and business judgment to realize the

highest price possible for the Property with the opportunity for an auction. Allowing the Receiver
to liquidate the Property will most expeditiously further the goals of the Receivership, that is, to
provide a conduit through which assets can be held, liquidated, and distributed to approved
investors and creditors of the Estate. The proposed sale to the Buyer, or an Overbidder, will result
in additional cash being infused into the Estate.

Further, the proposed sale will reduce

Receivership expenses in maintaining the Property, including insurance, taxes and maintenance.
The Receiver believes that the proposed Sales Contract, including the notice, bid, and auction
10
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procedures, is in the best interests of the Estate.
D. The Issue of a Hearing
A hearing on this Motion appears to be required under a reading of 28 U.S.C. §§ 2001(b)
and 2002. Therefore, the Receiver requests a hearing to approve this Motion.
WHEREFORE, the Receiver respectfully requests that the Court enter an Order
substantially similar to the proposed order attached hereto as Exhibit F:
(a)

Granting this Motion;

(b)

Appointing and taking judicial notice of the three attached appraisals of the
Property;

(c)

Approving and authorizing the Sales Contract attached as Exhibit A to this
Motion;

(d)

Approving and authorizing the form and manner of publication of the
Notice of Sale of Real Property attached as Exhibit B to this Motion;

(e)

Approving and authorizing the private sale of the Property located at 77
Trail North, Palm Beach Gardens, Florida 33418 to close free and clear of
liens, claims, encumbrances, and other interests so long as no bona fide and
written offer to purchase the Property is received and accepted pursuant to
the bid and auction procedures referenced above; and

(f)

Granting such other and further relief as may be just and proper in carrying
out the intent and purposes of this Motion.
CERTIFICATION OF GOOD FAITH

Defendant Laura Signore, through her Power of Attorney, has no objection this Motion.
Defendant Joseph Signore is in federal prison, but has repeatedly continued to make filings in this
case which, generally speaking, oppose the Receiver’s Motions.

11
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Dated: November 22, 2017

Respectfully submitted,
SALLAH ASTARITA & COX, LLC
Counsel for the Receiver
One Boca Place
2255 Glades Road, Ste. 300E
Boca Raton, FL 33431
Tel.: (561) 989-9080
Fax: (561) 989-9020
/s/Patrick J. Rengstl
Jeffrey L. Cox, Esq.
Fla. Bar No. 0173479
Email: jlc@sallahlaw.com
Patrick J. Rengstl, P.A.
Fla. Bar No. 0581631
Email: pjr@sallahlaw.com
Joshua A. Katz, Esq.
Fla. Bar No. 0848301
Email: jak@sallahlaw.com
CERTIFICATE OF SERVICE

I HEREBY CERTIFY that on 22nd of November, 2017, I electronically filed the foregoing
with the Clerk of the Court by using the CM/ECF system. I further certify that the foregoing
document and the notice of electronic filing are being served via U.S. Mail, prepaid postage to the
following non-CM/ECF participants:
JOSEPH SIGNORE, Pro Se Defendant
Register Number 05081-104
FMC Lexington
Federal Medical Center
3301 Leestown Road
Lexington, KY 40511
JOSEPH P. GRANDE,
as Power of Attorney for Joseph Signore
1837 SE Van Kleff Ave.
Port St. Lucie, FL 34952

12
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LAURA GRANDE-SIGNORE, Pro Se Defendant
Register Number 05259-104
FCI Coleman Medium
Federal Correctional Center
P.O. Box 1032
Coleman, FL 33521
LAURA SIGNORE (GRANDE)
158 Catrock Lane
Jupiter, FL 33458

/s/Patrick J. Rengstl

13
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NOTICE OF SALE OF REAL PROPERTY
NOTICE is hereby given that on _________________, or thereafter as the United States
District Court for the Southern District of Florida may direct in the case of James D. Sallah v.
Joseph Signore & Laura Signore, Case No. 15-CV-80946-DMM, James D. Sallah, Esq., not
individually, but solely in his capacity as the Court-appointed Receiver (the “Receiver”) for JCS
Enterprises Inc., d/b/a JCS Enterprises Services Inc., T.B.T.I. Inc., My Gee Bo, Inc., JOLA
Enterprise Inc., and PSCS Holdings, LLC, will sell the real property located at 77 Trail North,
Palm Beach Gardens, Florida 33418 (the “Property”) “as is, where is” and free and clear of all
liens, claims, or encumbrances for $205,000.00. Any person interested in making an offer on the
Property that guarantees at least a 10 per centum increase over the $205,000.00 price must make
such an offer in accordance with the Court-approved AS-IS Contract for Sale and Purchase of
Real Estate located on the Receiver’s website at www.jcs-tbtireceivership.com on or before 5:00
p.m. EST on _________________, to Jeffrey L. Cox, Esq., Sallah Astarita & Cox, LLC, 3010
North Military Trail, Suite 210, Boca Raton, Florida 33431. All offers are subject to final
approval by the Court.

For additional details, visit the Receiver’s website or contact the

Receiver’s counsel at (561) 989-9080.

Exhibit B
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G.F. Lubeck Appraisers, LLC
1250 N. Ocean Drive
Riviera Beach, FL 33404
www.lubeckappraisers.com

March 01, 2017

James Sallah, Receiver for JCS Enterprises, Inc.
C/O Robert Carey, Attorney
2255 Glades Road, Suite 300E, Boca Raton, FL 33431

Re: Property:

Client:
File No.:

Y-279 77th Trail North
Palm Beach Gardens, FL 33418
James Sallah, Receiver JCS Enterprises Inc.
GL170208

In accordance with your request, we have appraised the above referenced property. The report of that appraisal is
attached.
The purpose of this appraisal is to estimate the market value of the property described in this appraisal report, as
improved, in unencumbered fee simple title of ownership.
This report is based on a physical analysis of the site and improvements, a locational analysis of the neighborhood and
city, and an economic analysis of the market for properties such as the subject. The appraisal was developed and the
report was prepared in accordance with the Uniform Standards of Professional Appraisal Practice.
The value conclusions reported are as of the effective date stated in the body of the report and contingent upon the
certification and limiting conditions attached.
It has been a pleasure to assist you. Please do not hesitate to contact me or any of my staff if we can be of additional
service to you.

Sincerely,

George F. Lubeck III
Florida State Certified Residential Real Estate Appraiser
RD1928

Exhibit C
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APPRAISAL OF REAL PROPERTY

LOCATED AT:
Y-279 77th Trail North
16-41-42, W 230 ft of E 1620 ft of S 248 ft of N 561 ft of SW 1/4A/K/A Y-279
Palm Beach Gardens, FL 33418

FOR:
James Sallah, Receiver for JCS Enterprises, Inc.
C/O Robert Carey, Attorney
2255 Glades Road, Suite 300E, Boca Raton, FL 33431

AS OF:
January 01, 2017

BY:
George F. Lubeck III
G.F. Lubeck Appraisers, LLC
1250 North Ocean Drive
Singer Island, FL 33404

G.F. Lubeck Appraisers Inc.
Form GA2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Case 9:15-cv-80946-DMM Document 181-3
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G.F. Lubeck
Appraisers Inc.

LAND APPRAISAL REPORT
Property Address: Y-279 77th Trail North
County: Palm Beach

Legal Description:

File No.: GL170208
City: Palm Beach Gardens
State: FL
Zip Code: 33418
16-41-42, W 230 ft of E 1620 ft of S 248 ft of N 561 ft of SW 1/4

ASSIGNMENT

SUBJECT

A/K/A Y-279
Assessor's Parcel #: 00-42-41-16-00-000-7080
Market Area Name:
Palm Beach Country Estates
Current Owner of Record:
Joseph and Laura Signore
Project Type (if applicable):
PUD
De Minimis PUD
Are there any existing improvements to the property?
No
If Yes, give a brief description:

Tax Year: 2016
R.E. Taxes: $ 4,515
Special Assessments: $ None
Map Reference: 48424
Census Tract: 0078.05
Borrower (if applicable):
James Sallah, Receiver JCS Enterprises Inc.
Other (describe)
HOA: $ N/A
per year
per month
Yes
If Yes, indicate current occupancy:
Owner
Tenant
Vacant
Not habitable

The purpose of this appraisal is to develop an opinion of:
Market Value (as defined), or
other type of value (describe)
This report reflects the following value (if not Current, see comments):
Current (the Inspection Date is the Effective Date)
Retrospective
Property Rights Appraised:
Fee Simple
Leasehold
Leased Fee
Other (describe)
Intended Use: The intended use of this report is to provide the client with a supportable estimate of value for the subject property.

Intended User(s) (by name or type):

Prospective

The client contained herein or anyone needed on behalf of the client.

Client:
James Sallah, Receiver for JCS Enterprises, Inc. Address: 2255 Glades Road, Suite 300E, Boca Raton, FL 33431
Appraiser:
Address: 1250 North Ocean Drive, Singer Island, FL 33404-4742
George F. Lubeck III

Characteristics

MARKET AREA DESCRIPTION

Location:
Built up:
Growth rate:
Property values:
Demand/supply:
Marketing time:

Urban
Over 75%
Rapid
Increasing
Shortage
Under 3 Mos.

Suburban
25-75%
Stable
Stable
In Balance
3-6 Mos.

Rural
Under 25%
Slow
Declining
Over Supply
Over 6 Mos.

Predominant
Occupancy
Owner 90%
Tenant
Vacant (0-5%)
Vacant (>5%)

350
1,500
650

AGE
(yrs)
Low
High
Pred

1
30
20

Present Land Use
100 %

One-Unit
2-4 Unit
Multi-Unit
Comm'l

Change in Land Use

Not Likely
%
Likely *
% * To:
%
%
%

In Process *

Factors Affecting Marketability
Item
Poor
N/A

Item

Good Average
Fair
Good Average
Fair
Poor
N/A
Employment Stability
Adequacy of Utilities
Convenience to Employment
Property Compatibility
Convenience to Shopping
Protection from Detrimental Conditions
Convenience to Schools
Police and Fire Protection
Adequacy of Public Transportation
General Appearance of Properties
Recreational Facilities
Appeal to Market
Market Area Comments:
Market conditions in the subject area have been stable for the last 12 months as they have in most of Palm Beach

County. Several listings and pending sales in conjunction with sales activity indicate that this trend may be ending and prices are on the rise.
Market times seem to be between three and six months. Cash Purchases and Conventional Financing is predominant in the area with little or
no owner concessions. Appraisal values in this market are evaluated from recent sales but current active listings are also reviewed as
competitive substitutions.

Dimensions: 230x250
Zoning Classification:
AR

Uses allowed under current zoning:

Are CC&Rs applicable?
Yes
Comments:
Highest & Best Use as improved:

Actual Use as of Effective Date:
Summary of Highest & Best Use:

SITE DESCRIPTION

One-Unit Housing
PRICE
$(000)

Description:

Site Area:
Agricultural Residential

Do present improvements comply with existing zoning requirements?
Single Family Residential

No

Unknown

Present use, or

Have the documents been reviewed?

Yes

No

1.32 Acres

Yes

Ground Rent (if applicable)

No

$

No Improvements

/

Other use (explain)

Use as appraised in this report:
Vacant Residential Lot
Developed with Singe Family Residential Home.

Vacant Residential Lot

Public Other
Provider/Description
Type
Public Private Frontage
Off-site Improvements
250'
Electricity
Topography
Street
FP&L
Asphalt/Dirt
Basically flat
Gas
Size
Width
Propane/if any
20'
1.32 acres
Water
Shape
Surface
Unknown
Asphalt
Rectangular
Sanitary Sewer
Drainage
Curb/Gutter None
Septic
Adequate
Storm Sewer
View
Sidewalk
None
None
Residential
Telephone
Street Lights Electric
Unknown
Multimedia
Alley
Unknown
None
Other site elements:
Inside Lot
Corner Lot
Cul de Sac
Underground Utilities
Other (describe)
FEMA Spec'l Flood Hazard Area
Yes
No FEMA Flood Zone AO
FEMA Map # 1201920105B
FEMA Map Date 10/15/1982
Site Comments:
There were no apparent easements or encroachments noted at the time of the inspection. Public utility easements are
common in this area but in no way affect the marketability of the subject property.

Utilities
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TRANSFER HISTORY

LAND APPRAISAL REPORT

File No.: GL170208
My research
did
did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s): Palm Beach County Property Appraisers Office
1st Prior Subject Sale/Transfer
Analysis of sale/transfer history and/or any current agreement of sale/listing:
The subject property has not had a
Date:
May 2013
transfer in the last three years and the unit is not currently for sale. The current owner purchased the
Price:
$115,000
property in May 2013 for $115,000.
Source(s): PBC Property Appraiser
2nd Prior Subject Sale/Transfer
Date:
Sept. 2001
Price:
$60,000
Source(s): PBC Property Appraiser
FEATURE
SUBJECT PROPERTY
COMPARABLE NO. 1
COMPARABLE NO. 2
COMPARABLE NO. 3
Address Y-279 77th Trail North
Q-369 81st Terrace N
16470 77th Trl N
P-376 72nd Drive N

SALES COMPARISON APPROACH

Palm Beach Gardens, FL 33418
Proximity to Subject
Sale Price
$
N/A
Price/ Acre
$
Data Source(s)
Inspection
Verification Source(s)
PBC Prop Appr
VALUE ADJUSTMENT
Sales or Financing
Concessions
Date of Sale/Time
Rights Appraised
Location
Site Area (in Acres)

DESCRIPTION
N/A
N/A
January 01, 2017
Fee Simple
PBC Estates
1.32

Net Adjustment (Total, in $)

Palm Beach Gardens, FL 33418
0.48 miles SW
$
160,000
$
136,752.14
MLS/Broker
PBC Property Appraiser
DESCRIPTION
+(-) $ Adjust
Cash
Purchase
Dec. 27, 2016
Fee Simple
PBC Estates
1.17
+20,585

+

– $

20,585

Palm Beach Gardens, FL 33418
1.11 miles N
$
178,200
$
137,076.92
MLS/Broker
PBC Property Appraiser
DESCRIPTION
+(-) $ Adjust
Cash
Purchase
Aug. 18, 2016
Fee Simple
PBC Estates
1.3
+2,747

+

– $

Palm Beach Gardens, FL 33418
0.83 miles NE
$
140,000
$
121,739.13
MLS/Broker
PBC Property Appraiser
DESCRIPTION
+(-) $ Adjust
Cash
Purchase
July 18, 2016
Fee Simple
PBC Estates/Inf.
+14,000
1.15
+23,329

+

2,747

– $

37,329

$
$
$
180,585
180,947
177,329
All three comparables were given equal weight in the comparable approach correlation. All three
comparables were taken from within 1.5 miles of the subject and they were considered to be the best representatives of fair market value for
the subject. Adjustments were required for Location and Site Area. The Location adjustment was required for comparable #3 due to its
location near the Florida Turnpike. Site Area adjustments were made for all three comparables at average fair market price per s/f of $3.15.

Adjusted Sale Price (in $)

Summary of Sales Comparison Approach

PUD

PROJECT INFORMATION FOR PUDs (if applicable)

The Subject is part of a Planned Unit Development.

Legal Name of Project:
Describe common elements and recreational facilities:

Indicated Value by: Sales Comparison Approach $

180,000

SIGNATURES

ATTACH.

RECONCILIATION

Final Reconciliation

Greatest weight was given to the sales comparison approach in the final analysis as it best reflected market value as of
January 01, 2017 for the purpose of this report.
This appraisal is made
''as is'', or
subject to the following conditions:

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based upon an inspection of the subject property, defined Scope of Work, Statement of Assumptions and Limiting Conditions, and Appraiser’s Certifications,
my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject of this report is:
$
, as of:
, which is the effective date of this appraisal.
180,000
January 01, 2017
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.
A true and complete copy of this report contains 11 pages, including exhibits which are considered an integral part of the report. This appraisal report may not be
properly understood without reference to the information contained in the complete report, which contains the following attached exhibits:
Scope of Work
Limiting cond./Certifications
Narrative Addendum
Location Map(s)
Flood Addendum
Additional Sales
Photo Addenda
Parcel Map
Hypothetical Conditions
Extraordinary Assumptions
Hypothetical Conditions
Client Contact: Robert Carey, Attorney
Client Name:
James Sallah, Receiver for JCS Enterprises, Inc.
E-Mail: robert@robertcareylaw.com
Address: 2255 Glades Road, Suite 300E, Boca Raton, FL 33431
APPRAISER
SUPERVISORY APPRAISER (if required)
or CO-APPRAISER (if applicable)

Appraiser Name:
George F. Lubeck III
Company: G.F. Lubeck Appraisers LLC
Phone: (561) 762-0770
Fax: (866) 738-7886
E-Mail: chip@lubeckappraisers.com
Date of Report (Signature):
03/01/2017
License or Certification #:
State: FL
RD1928
Designation:
State Certified Residential Real Estate Appraiser
Expiration Date of License or Certification:
11/30/2018
Inspection of Subject:
Did Inspect
Did Not Inspect (Desktop)
Date of Inspection:
January 01, 2017

Supervisory or
Co-Appraiser Name:
Company:
Phone:
E-Mail:
Date of Report (Signature):
License or Certification #:
Designation:
Expiration Date of License or Certification:
Inspection of Subject:
Did Inspect
Date of Inspection:

Fax:

State:

Did Not Inspect
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Subject Photo Page
Borrower
Property Address
City

James Sallah, Receiver JCS Enterprises Inc.
Y-279 77th Trail North
County Palm Beach
Palm Beach Gardens

State FL

Zip Code 33418

Lender/Client

Subject Front
Y-279 77th Trail North
Sales Price
N/A
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
PBC Estates
View
Site
1.32
Quality
Age

Subject Aerial

Subject Street
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Flood Map
Borrower
Property Address
City

James Sallah, Receiver JCS Enterprises Inc.
Y-279 77th Trail North
County Palm Beach
Palm Beach Gardens

State FL

Lender/Client
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Location Map
Borrower
Property Address
City

James Sallah, Receiver JCS Enterprises Inc.
Y-279 77th Trail North
County Palm Beach
Palm Beach Gardens

State FL

Lender/Client
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Comparable Photo Page
Borrower
Property Address
City

James Sallah, Receiver JCS Enterprises Inc.
Y-279 77th Trail North
County Palm Beach
Palm Beach Gardens

State FL

Zip Code 33418

Lender/Client

Comparable 1
Q-369 81st Terrace N
Prox. to Subject
0.48 miles SW
Sale Price
160,000
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
PBC Estates
View
Site
1.17
Quality
Age

Comparable 2
16470 77th Trl N
Prox. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1.11 miles N
178,200

PBC Estates
1.3

Comparable 3
P-376 72nd Drive N
Prox. to Subject
0.83 miles NE
Sale Price
140,000
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
PBC Estates/Inf.
View
Site
1.15
Quality
Age
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Assumptions, Limiting Conditions & Scope of Work

File No.: GL170208
Property Address: Y-279 77th Trail North
City: Palm Beach Gardens
State: FL
Zip Code: 33418
Client:
James Sallah, Receiver for JCS Enterprises, Inc. Address: 2255 Glades Road, Boca Raton, FL 33431
Appraiser:
Address: 1250 North Ocean Drive, Singer Island, FL 33404-4742
George F. Lubeck III

STATEMENT OF ASSUMPTIONS & LIMITING CONDITIONS
- The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The appraiser
assumes that the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised on the basis
of it being under responsible ownership.
- The appraiser may have provided a sketch in the appraisal report to show approximate dimensions of the improvements, and any such sketch
is included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its size. Unless
otherwise indicated, a Land Survey was not performed.
- If so indicated, the appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other
data sources) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. Because the
appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this determination.
- The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific
arrangements to do so have been made beforehand.
- If the cost approach is included in this appraisal, the appraiser has estimated the value of the land in the cost approach at its highest and best
use, and the improvements at their contributory value. These separate valuations of the land and improvements must not be used in conjunction
with any other appraisal and are invalid if they are so used. Unless otherwise specifically indicated, the cost approach value is not an insurance
value, and should not be used as such.
- The appraiser has noted in the appraisal report any adverse conditions (including, but not limited to, needed repairs, depreciation, the presence
of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property, or that he or she became aware of during the
normal research involved in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any
hidden or unapparent conditions of the property, or adverse environmental conditions (including, but not limited to, the presence of hazardous
wastes, toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are no such conditions and
makes no guarantees or warranties, express or implied, regarding the condition of the property. The appraiser will not be responsible for any
such conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist. Because the
appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an environmental assessment of
the property.
- The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she
considers to be reliable and believes them to be true and correct. The appraiser does not assume responsibility for the accuracy of such items
that were furnished by other parties.
- The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional Appraisal
Practice, and any applicable federal, state or local laws.
- If this appraisal is indicated as subject to satisfactory completion, repairs, or alterations, the appraiser has based his or her appraisal report
and valuation conclusion on the assumption that completion of the improvements will be performed in a workmanlike manner.
- An appraiser's client is the party (or parties) who engage an appraiser in a specific assignment. Any other party acquiring this report from the
client does not become a party to the appraiser-client relationship. Any persons receiving this appraisal report because of disclosure requirements
applicable to the appraiser's client do not become intended users of this report unless specifically identified by the client at the time of the
assignment.
- The appraiser's written consent and approval must be obtained before this appraisal report can be conveyed by anyone to the public, through
advertising, public relations, news, sales, or by means of any other media, or by its inclusion in a private or public database.
- An appraisal of real property is not a 'home inspection' and should not be construed as such. As part of the valuation process, the appraiser
performs a non-invasive visual inventory that is not intended to reveal defects or detrimental conditions that are not readily apparent. The
presence
of such conditions or defects could adversely affect the appraiser's opinion of value. Clients with concerns about such potential negative factors
are encouraged to engage the appropriate type of expert to investigate.
The Scope of Work is the type and extent of research and analyses performed in an appraisal assignment that is required to produce credible
assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended use of the
appraisal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than those specified in this report by
the Appraiser, is prohibited. The Opinion of Value that is the conclusion of this report is credible only within the context of the Scope of Work,
Effective Date, the Date of Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Conditions, any Hypothetical
Conditions and/or Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and related parties assume
no obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or its conclusions.
Additional Comments (Scope of Work, Extraordinary Assumptions, Hypothetical Conditions, etc.):
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Certifications

File No.: GL170208
Property Address: Y-279 77th Trail North
City: Palm Beach Gardens
State: FL
Zip Code: 33418
Client:
James Sallah, Receiver for JCS Enterprises, Inc. Address: 2255 Glades Road, Boca Raton, FL 33431
Appraiser:
Address: 1250 North Ocean Drive, Singer Island, FL 33404-4742
George F. Lubeck III

APPRAISER'S CERTIFICATION
I certify that, to the best of my knowledge and belief:
- The statements of fact contained in this report are true and correct.
- The credibility of this report, for the stated use by the stated user(s), of the reported analyses, opinions, and conclusions are limited only by
the reported assumptions and limiting conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and
conclusions.
- I have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties
involved.
- Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of
this report within the three-year period immediately preceding acceptance of this assignment.
- I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
- My engagement in this assignment was not contingent upon developing or reporting predetermined results.
- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction
in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent
event directly related to the intended use of this appraisal.
- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of
Professional Appraisal Practice that were in effect at the time this report was prepared.
- I did not base, either partially or completely, my analysis and/or the opinion of value in the appraisal report on the race, color, religion,
sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property, or of the present
owners or occupants of the properties in the vicinity of the subject property.
- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.
- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification.
Additional Certifications:

DEFINITION OF MARKET VALUE *:
Market value means the most probable price which a property should bring in a competitive and open market under all conditions requisite
to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus.
Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions
whereby:
1. Buyer and seller are typically motivated;
2. Both parties are well informed or well advised and acting in what they consider their own best interests;
3. A reasonable time is allowed for exposure in the open market;
4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and
5. The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions
granted by anyone associated with the sale.
* This definition is from regulations published by federal regulatory agencies pursuant to Title XI of the Financial Institutions
Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by the Federal Reserve System
(FRS), National Credit Union Administration (NCUA), Federal Deposit Insurance Corporation (FDIC), the Office of Thrift Supervision (OTS),
and the Office of Comptroller of the Currency (OCC). This definition is also referenced in regulations jointly published by the OCC, OTS,
FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994.
Client Contact: Robert Carey, Attorney
E-Mail: robert@robertcareylaw.com

Client Name:
James Sallah, Receiver for JCS Enterprises, Inc.
Address: 2255 Glades Road, Boca Raton, FL 33431

SIGNATURES

APPRAISER

SUPERVISORY APPRAISER (if required)
or CO-APPRAISER (if applicable)

Appraiser Name:
George F. Lubeck III
Company: G.F. Lubeck Appraisers LLC
Phone: (561) 762-0770
Fax: (866) 738-7886
E-Mail: chip@lubeckappraisers.com
Date Report Signed:
03/01/2017
License or Certification #:
State: FL
RD1928
Designation:
State Certified Residential Real Estate Appraiser
Expiration Date of License or Certification:
11/30/2018
Inspection of Subject:
Interior & Exterior
Exterior Only
None
Date of Inspection:
January 01, 2017

Supervisory or
Co-Appraiser Name:
Company:
Phone:
Fax:
E-Mail:
Date Report Signed:
License or Certification #:
Designation:
Expiration Date of License or Certification:
Inspection of Subject:
Interior & Exterior
Date of Inspection:

State:

Exterior Only

None
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FIRREA / USPAP ADDENDUM
Borrower
Property Address
City

James Sallah, Receiver JCS Enterprises Inc.
Y-279 77th Trail North
County Palm Beach
Palm Beach Gardens

File No. GL170208

State

FL

Zip Code

33418

Lender/Client
Purpose

The purpose of this report is to estimate the market value of the subject property as of the effective date of this appraisal report. The function of
the report is to assist the client is estimating the market value for estate purposes.
Scope of Work

In keeping with the purpose of the appraisal and the appraisal process, the appraisers have engaged in original research to provide a complete
analysis for the client. Data from this analysis has been gathered from various sources such as the public records, Multiple Listing Service, the
county, local planning and zoning departments, local Realtors, property owners and other appraisal offices. The product of this research and
analysis is formulated within the body of this report. Additionally, we inspected the subject property. We make no warranty as to the authenticity
and reliability of representations made to us by the property owner. We have taken due care in attempting to verify the data utilized within this
report.

Intended Use / Intended User
Intended Use:

The intended use of this report is to provide the client with a supportable estimate of value for the subject property.

Intended User(s):

The client contained herein or anyone needed on behalf of the client.

History of Property
Current listing information:

Prior sale:

The property is not listed on the MLS for sale.

A three year history of the subject reveals no recent sales.

Exposure Time / Marketing Time

Exposure time is the estimated length of time the property interest being appraised would have been offered on the market prior to the
hypothetical consummation of a sale at market value on the effective date of the appraisal. We estimate exposure time at market value to be
less than 6 months.
Personal (non-realty) Transfers

Additional Comments

Certification Supplement
1. This appraisal assignment was not based on a requested minimum valuation, a specific valuation, or an approval of a loan.
2. My compensation is not contingent upon the reporting of a predetermined value or direction in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result or the occurrence of a subsequent event.

Appraiser:
George F. Lubeck III
Signed Date:
03/01/2017
Certification or License #:
RD1928
Certification or License State:
Expires:
FL
Effective Date of Appraisal:
January 01, 2017

11/30/2018

Supervisory
Appraiser:
Signed Date:
Certification or License #:
Certification or License State:
Inspection of Subject:

Did Not
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APPRAISAL OF REAL PROPERTY

LOCATED AT:
Tract Y-279, 77th Trail North
See addendum page.
Palm Beach Gardens, FL 33418

FOR:
N/A, Client-Sallah, Receiver
2255 Glades Rd., Ste. 300E, Boca Raton, FL 33431

AS OF:
12/02/2016

BY:
Chris Callaway Staniszewski
Gulfstream Appraisal & Consulting, Inc.
10178 157th St. North
Jupiter, FL 33478
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GULFSTREAM APPRAISAL & CONSULTING, INC.
10178 157th St. North
Jupiter, FL 33478
561-310-2552 PHONE

N/A, Client-Sallah, Receiver
2255 Glades Rd., Ste. 300E, Boca Raton, FL 33431

Re: Property:
Borrower:
File No.:

Tract Y-279, 77th Trail North
Palm Beach Gardens, FL 33418
N/A, Client-Sallah, Receiver
CCS16203

In accordance with your request, we have appraised the above referenced property. The report of that appraisal is
attached.
The purpose of this appraisal is to estimate the market value of the property described in this appraisal report, as
improved, in unencumbered fee simple title of ownership.
This report is based on a physical analysis of the site and improvements, a locational analysis of the neighborhood and
city, and an economic analysis of the market for properties such as the subject. The appraisal was developed and the
report was prepared in accordance with the Uniform Standards of Professional Appraisal Practice.
The value conclusions reported are as of the effective date stated in the body of the report and contingent upon the
certification and limiting conditions attached.
It has been a pleasure to assist you. Please do not hesitate to contact me or any of my staff if we can be of additional
service to you.

Sincerely,

Chris Callaway Staniszewski
Cert Res #RD4263
Gulfstream Appraisal & Consulting, Inc.
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MARKET DATA ANALYSIS

SITE

NEIGHBORHOOD

SUBJECT

LAND APPRAISAL REPORT

File No. CCS16203
Borrower N/A, Client-Sallah, Receiver
Census Tract 78.35
Map Reference 41-42-16
Property Address Tract Y-279, 77th Trail North
City Palm Beach Gardens
County Palm Beach
State FL
Zip Code 33418
Legal Description See addendum page.
Sale Price $ N/A
Date of Sale N/A
Loan Term N/A
yrs.
Property Rights Appraised
Fee
Leasehold
De Minimis PUD
Actual Real Estate Taxes $ 3,129
(yr) Loan charges to be paid by seller $ N/A
Other sales concessions N/A
Lender/Client N/A, Client-Sallah, Receiver
Address 2255 Glades Rd., Ste. 300E, Boca Raton, FL 33431
Occupant Vacant
Appraiser Chris Callaway Staniszewski
Instructions to Appraiser Market Value Appraisal
Location
Urban
Suburban
Rural
Good
Avg. Fair
Poor
Built Up
Over 75%
25% to 75%
Under 25% Employment Stability
Growth Rate
Fully Dev.
Rapid
Steady
Slow
Convenience to Employment
Property Values
Increasing
Stable
Declining
Convenience to Shopping
Demand/Supply
Shortage
In Balance
Oversupply Convenience to Schools
Marketing Time
Under 3 Mos.
4-6 Mos.
Over 6 Mos. Adequacy of Public Transportation
Present
% 2-4 Unit
% Apts.
% Condo
% Commercial Recreational Facilities
95 % One-Unit
Land Use
% Industrial 5 % Vacant
%
Adequacy of Utilities
Change in Present
Not Likely
Likely (*)
Taking Place (*) Property Compatibility
Land Use
(*) From N/A
To N/A
Protection from Detrimental Conditions
Predominant Occupancy
Owner
Tenant
% Vacant
Police and Fire Protection
One-Unit Price Range
$ 225,000 to $ 935,000
Predominant Value $ 450,000 General Appearance of Properties
One-Unit Age Range
yrs. to 45 yrs. Predominant Age
yrs. Appeal to Market
1
27
Comments including those factors, favorable or unfavorable, affecting marketability (e.g. public parks, schools, view, noise) See addendum page.

Dimensions 248x230
=
Corner Lot
57,040 1.31Acres
Zoning Classification AR-Agricultural Residential
Present Improvements
Do
Do Not Conform to Zoning Regulations
Highest and Best Use
Present Use
Other (specify) Improved with SFR
Topo
Public
Other (Describe)
Level at street grade
OFF SITE IMPROVEMENTS
Elec.
Street Access
Public
Private Size
1.31 Acre
Gas
Shape Rectangular
Surface Gravel
Water
Maintenance
Public
Private View
Residential
Storm Sewer
Curb/Gutter
San. Sewer
Drainage Appears Adequate
Septic
Sidewalk
Street Lights Is the property located in a FEMA Special Flood Hazard Area?
Underground Elect. & Tel.
Yes
No
Comments (favorable or unfavorable including any apparent adverse easements, encroachments, or other adverse conditions) No adverse easements or
encroachments were observed.

The undersigned has recited the following recent sales of properties most similar and proximate to subject and has considered these in the market analysis. The description
includes a dollar adjustment reflecting market reaction to those items of significant variation between the subject and comparable properties. If a significant item in the
comparable property is superior to or more favorable than the subject property, a minus (–) adjustment is made, thus reducing the indicated value of subject; if a
significant item in the comparable is inferior to or less favorable than the subject property, a plus (+) adjustment is made thus increasing the indicated value of the subject.
ITEM
SUBJECT PROPERTY
COMPARABLE NO. 1
COMPARABLE NO. 2
COMPARABLE NO. 3
Address Tract Y-279, 77th Trail North
16470 77th Trail North
Lot Z-227, 140th Lane North
Lot P-376, 72nd Drive North
Palm Beach Gardens, FL 33418 Palm Beach Gardens, FL 33418 Palm Beach Gardens, FL 33418 Palm Beach Gardens, FL 33418
Proximity to Subject
1.11 miles NE
1.68 miles SE
1.01 miles NE
Sales Price
$
$
$
$
N/A
178,200
269,999
140,000
Price $/Acre
$
$
$
$
0
135,000
234,782
121,739
Data Source(s)
PBC Prop Appr/Insp FlexMLS#RX-10155188/PBC
FlexMLS#RX-10233045/PBC
FlexMLS#RX-10171456/PBC
ITEM
DESCRIPTION
DESCRIPTION
+(– )$ Adjust.
DESCRIPTION
+(– )$ Adjust.
DESCRIPTION
+(– )$ Adjust.
Date of Sale/Time Adj. N/A
08/18/2016
06/30/2016
07/18/2016
Location
PB Country Estates PB Country Estates
PB Country Est/Sup.
PB Country Estates
Site/View
Residential
Residential
Residential
Residential
Site Size
1.31 Acres
1.32 acres
1.15 acres
1.15 acres
Features
None
None
None
None
Funct. Utility
Average/1+ Acre
Average/1+ Acre
Average/1+ Acre
Average/1+ Acre
Improvements
None
Cleared
Cleared/Filled
None
Sales or Financing
N/A
Cash Sale
Cash Sale
Cash Sale
Concessions
N/A
No Concessions
No Concessions
No Concessions
+
– $
+
– $
+
– $
Net Adj. (Total)
Indicated Value
of Subject
$
$
$
178,200
269,999
140,000
***All comments and adjustments on the comparable sales were done on the Addendum. Please see Addendum
Comments on Market Data
Page site analysis for adjustments and reconciliation.

RECONCILIATION

Comments and Conditions of Appraisal

None.

The subject site is unimproved vacant land. Accordingly the Sales Comparison Approach was considered the best indicator
Final Reconciliation
of value. Cost and Income Approaches were not developed due to the subject being unimproved.
I (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF

12/02/2016

TO BE $

Appraiser
Supervisory Appraiser (if applicable)
Date of Signature and Report December 15, 2016
Date of Signature
Title State Certified Residential Appraisal
Title
State Certification # Cert Res RD4263
ST FL
State Certification #
Or State License #
ST
Or State License #
Expiration Date of State Certification or License 11/30/2016
Expiration Date of State Certification or License
Date of Inspection (if applicable)
Did
Did Not Inspect Property Date of Inspection
12/02/2016
Form LAND — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE
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Borrower/Client
Property Address
City
Lender

N/A, Client-Sallah, Receiver
Tract Y-279, 77th Trail North
Palm Beach Gardens
N/A, Client-Sallah, Receiver

County Palm Beach

File No. CCS16203

State FL

Zip Code 33418

Legal Description
Parcel Y-279
A Parcel of land in Section16, Township 41 South, Range 42 East in Palm Beach County, Florida, more particularly
described as follows:
The South 248 feet of the North 561 feet of the West 230 feet of the East 1620 feet of Southwest Quarter of said
Section 16.
Subject to easements, restrictions and reservations of record and taxes for the year 2013 and thereafter.
PCN: 00-42-41-16-00-000-7080

Intended Use
The report was prepared for our client, James D. Sallah, Receiver. The intended use of the appraisal is for internal
decision making regarding a Receivership. The scope of work performed is specific to the needs of the intended
user and the intended use, and may not be appropriate for other uses.

Neighborhood Description
Subject is located within the established residential community of Palm Beach Country Estates in Palm Beach
Gardens. Palm Beach Country Estates is a residential community of single family (mostly ranch) homes located
on 1+ acre homesites. The community is mostly built out, however there are still some vacant lots available for
building. Palm Beach Country Estates was originally not connected to city water and sewer. In recent years, the
community voted to have city water installed throughout the community from the Town of Jupiter. All homes were
assessed a fee of several thousand dollars (approximately $8,000 per home) for the water main work. An
additional assessment was assigned to every homeowner that opted to have city water piped into their home (per
the owners, approximately $4,300). That additional assessment was either paid as a lump sum by the homeowner,
or could be added to their tax bill over a period of years for payback. Homeowners in the community have the
option of remaining on well and septic tanks and not accessing city water, although all Palm Beach Country Estate
homes were assessed for the water main portion. All homes in the community remain on a septic tank system.
Although an exact number is not known, a local, active community realtor has indicated that approximately 60% of
the homeowners in the community have accessed city water, and the remainder use the existing well. (The subject
property is on city water.) Schools, shopping and places of worship are all located within 1-2 miles of the subject
and there is easy access to Interstate-95, Donald Ross Rd. and other major thoroughfares.

Neighborhood Market Conditions
Market conditions in the subject neighborhood are relatively stable overall with price appreciation now being seen
in the area over the past 18 months. The local Palm Beach Country Estates real estate market is recovering from
radical decline in values from 2007-2012. The market revitalization has been evidenced through an increase in
sales activity, a reduction in supply of homes, a resurgence in new home construction and stabilizing prices.
Market times are typically from 1 to 4 months for area homes, although longer market times have been noted on a
few sales in the community. Foreclosures and short sales have been noted in the subject community although the
vast majority of sales are arm's length transactions. Home purchases are typically cash or conventional financing
with no seller concessions noted.

Site Comments
Site dimensions were taken from the legal description and from Palm Beach County plat books. The subject site is
1.31 acres, previously cleared but mostly overgrown at the time of the inspection. It is located at the north end of
Palm Beach Country Estates on the south side of 154th on the corner of 77th Trail North. The site has no
improvements.
Zoning is AR, Agricultural Residential. Typical buyers of vacant land parcels in this community are private
individuals who are building homes or small equestrian ranchettes with small barns. Given that the subject is just
over 1 acre, highest and best use of the subject parcel is for construction of a private residential single family
residence.
The site is located in Flood Zone B: 120192 0115B, dated 10/15/1982.

Sales Comparison Comments
Greater weight was placed on Sales 1 and 3 in the Final Reconciliation of Value, as both are located in more
comparable areas of Palm Beach Country Estates, according to realtor information. 4 comparable sales were
found from 1.0 to 5 acres in the Palm Beach Country Estates community in the past 12 months. The range in
prices was from $140,000 (1.15 Ac.) at the low end of the range to $269,999 (1.15 Ac.) at the high end for sites
considered comparable. The sales utilized on the report were the most similar and recent available sales which
are considered comparable to the subject.
Sale 1: 16470 77th Trail North sold for $178,200 as a cash, arm's length transaction with no concessions and no
prior sales on 08/18/2016. Sale 1 sold as a 1.32 acre parcel which was cleared, a corner lot like the subject, with
no other improvements. We adjusted this sale down 5% for the clearing.
The adjusted price is $169,290/ 1.32 acres = $128,300/acre.
Sale 2: Lot Z-227, 140th Lane North sold 06/30/2016 for $269,999 as a cash sale with no concessions and no prior
Form TADD — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE
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Borrower/Client
Property Address
City
Lender

N/A, Client-Sallah, Receiver
Tract Y-279, 77th Trail North
Palm Beach Gardens
N/A, Client-Sallah, Receiver

County Palm Beach

File No. CCS16203

State FL

Zip Code 33418

sales. ($234,782/acre). Sale 2 is 1.15 acres, cleared, sodded and filled at the time of sale. It is located at the
front of Palm Beach Country Estates, just 1 block north of Donald Ross Road which is the only ingress and egress
for the community. According to realtor comments this is a premium location in the community. We adjusted this
sale down 20% for the site improvements (realtor comments indicate that the site has over $50,000 in clearing and
fill). A 10% downward adjustment was made for a superior location based on MLS information.
The net adjusted price is $188,999/ 1.15acres = $164,348/acre.
Sale 3: Lot P-376, 72nd Drive North sold 07/18/2016 for $140,000 as a cash sale with no concessions and no prior
sales ($121,739/acre). Sale 3 is located at the northeast end of Palm Beach Country Estates, two lots from the
Florida Turnpike, which is considered an inferior location. It is 1.15 acres and was uncleared and unimproved at
the time of the sale. Sale 3 was adjusted up 10% for a less desirable location, based on realtor comments.
The adjusted price is $154,000/ 1.15 acres = $133,913/acre.

Reconciliation
Sales 1 and 3 included on the report are considered to be the best indicators of value for the subject property.
Adjusted sales prices fall between $128,300/acre and $164,348/acre for the parcels found. We placed less weight
on the second sale due to the larger adjustments for location and improvements. The price per acre for the subject
was concluded at $135,000/acre, and this number factors in the subject's existing improvements, as follows:
Final Value was concluded at $135,000/acre x 1.31 acres = $176,850, rounded to $177,000.

Statement of Limiting Conditions and Appraisers Certification
Intended User And Intended Use
The Intended User of this report is the client, James D. Sallah, Receiver. The Intended Use is for internal decision
making regarding a Receivership. The scope of work performed is specific to the needs of the intended user and
intended use. No additional Intended Users have been identified by the appraisers and the scope of work may not
be appropriate for other use.
Scope of Work:
This is an interior/exterior appraisal for market value as of the effective date of the report. The subject property
was inspected on 12/02/2016.
Extraordinary Assumption
No Extraordinary Assumptions have been made in the report.
Competency
The Subject Property is located in an area that Gulfstream Appraisal & Consulting, Inc. completes assignments.
We have geographic competency within the area of this assignment.
Chris Callaway Staniszewski is a Certified Residential Appraiser. She has been appraising properties for 14 years.
Additional Certifications
I certify that, to the best of my knowledge and belief, the reported analyses, opinions and conclusions were
developed, and this report has been prepared, in conformity with the requirements of USPAP.
I certify that the use of this report is subject to the requirements of the FREAB and the State of Florida relating to
review by its duly authorized representatives.
The appraisal report is subject to and adheres to the developing and reporting guidelines of Uniform Standards of
Professional Appraisal Practice (USPAP), FIRREA appraisal regulations and the requirements of the State of
Florida relating to review by the Florida Real Estate Appraisal Board.
As of the date of this report, Chris Callaway Staniszewski has completed the requirements under the continuing
education programs of the State of Florida and FREAB.
I have not provided a prior service regarding this property within the last three years.

Form TADD — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Case 9:15-cv-80946-DMM Document 181-4 Entered on FLSD Docket 11/22/2017
6 of Page
12 #6
Main File Page
No. CCS16203

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market under all conditions
requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are
typically motivated; (2) both parties are well informed or well advised, and each acting in what he considers his own best interest; (3) a reasonable time is allowed
for exposure in the open market; (4) payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and (5) the price
represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions* granted by anyone associated with
the sale.
* Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are necessary
for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are readily identifiable
since the seller pays these costs in virtually all sales transactions. Special or creative financing adjustments can be made to the
comparable property by comparisons to financing terms offered by a third party institutional lender that is not already involved in the
property or transaction. Any adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession
but the dollar amount of any adjustment should approximate the market's reaction to the financing or concessions based on the
appraiser's judgement.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION
CONTINGENT AND LIMITING CONDITIONS: The appraiser's certification that appears in the appraisal report is subject to the following
conditions:
1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The appraiser assumes that
the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised on the basis of it being under responsible
ownership.
2. The appraiser has provided a sketch in the appraisal report to show approximate dimensions of the improvements and the sketch is included only to assist
the reader of the report in visualizing the property and understanding the appraiser's determination of its size.
3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other data sources) and has noted
in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes
no guarantees, express or implied, regarding this determination.
4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific arrangements to do
so have been made beforehand.
5. The appraiser has estimated the value of the land in the cost approach at its highest and best use and the improvements at their contributory value. These
separate valuations of the land and improvements must not be used in conjunction with any other appraisal and are invalid if they are so used.
6. The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of hazardous wastes, toxic
substances, etc.) observed during the inspection of the subject property or that he or she became aware of during the normal research involved in performing
the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden or unapparent conditions of the property or
adverse environmental conditions (including the presence of hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and
has assumed that there are no such conditions and makes no guarantees or warranties, express or implied, regarding the condition of the property. The
appraiser will not be responsible for any such conditions that do exist or for any engineering or testing that might be required to discover whether such
conditions exist. Because the appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an
environmental assessment of the property.
7. The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she considers to be
reliable and believes them to be true and correct. The appraiser does not assume responsibility for the accuracy of such items that were furnished by other
parties.
8. The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional Appraisal Practice.
9. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory completion, repairs, or
alterations on the assumption that completion of the improvements will be performed in a workmanlike manner.
10. The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the appraisal report
(including conclusions about the property value, the appraiser's identity and professional designations, and references to any professional appraisal
organizations or the firm with which the appraiser is associated) to anyone other than the borrower; the mortgagee or its successors and assigns; the mortgage
insurer; consultants; professional appraisal organizations; any state or federally approved financial institution; or any department, agency, or instrumentality
of the United States or any state or the District of Columbia; except that the lender/client may distribute the property description section of the report only to data
collection or reporting service(s) without having to obtain the appraiser's prior written consent. The appraiser's written consent and approval must also
be obtained before the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.
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APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:
1. I have researched the subject market area and have selected a minimum of three recent sales of properties most similar and proximate to the subject property
for consideration in the sales comparison analysis and have made a dollar adjustment when appropriate to reflect the market reaction to those items of significant
variation. If a significant item in a comparable property is superior to, or more favorable than, the subject property, I have made a negative adjustment to reduce
the adjusted sales price of the comparable and, if a significant item in a comparable property is inferior to, or less favorable than the subject property, I have made
a positive adjustment to increase the adjusted sales price of the comparable.
2. I have taken into consideration the factors that have an impact on value in my development of the estimate of market value in the appraisal report. I have not
knowingly withheld any significant information from the appraisal report and I believe, to the best of my knowledge, that all statements and information in the
appraisal report are true and correct.
3. I stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject only to the contingent
and limiting conditions specified in this form.
4. I have no present or prospective interest in the property that is the subject to this report, and I have no present or prospective personal interest or bias with
respect to the participants in the transaction. I did not base, either partially or completely, my analysis and/or the estimate of market value in the appraisal report
on the race, color, religion, sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the present
owners or occupants of the properties in the vicinity of the subject property.
5. I have no present or contemplated future interest in the subject property, and neither my current or future employment nor my compensation for performing this
appraisal is contingent on the appraised value of the property.
6. I was not required to report a predetermined value or direction in value that favors the cause of the client or any related party, the amount of the value estimate,
the attainment of a specific result, or the occurrence of a subsequent event in order to receive my compensation and/or employment for performing the appraisal. I
did not base the appraisal report on a requested minimum valuation, a specific valuation, or the need to approve a specific mortgage loan.
7. I performed this appraisal in conformity with the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the Appraisal
Standards Board of The Appraisal Foundation and that were in place as of the effective date of this appraisal, with the exception of the departure provision of those
Standards, which does not apply. I acknowledge that an estimate of a reasonable time for exposure in the open market is a condition in the definition of market value
and the estimate I developed is consistent with the marketing time noted in the neighborhood section of this report, unless I have otherwise stated in the
reconciliation section.
8. I have personally inspected the interior and exterior areas of the subject property and the exterior of all properties listed as comparables in the appraisal report.
I further certify that I have noted any apparent or known adverse conditions in the subject improvements, on the subject site, or on any site within the immediate
vicinity of the subject property of which I am aware and have made adjustments for these adverse conditions in my analysis of the property value to the extent that
I had market evidence to support them. I have also commented about the effect of the adverse conditions on the marketability of the subject property.
9. I personally prepared all conclusions and opinions about the real estate that were set forth in the appraisal report. If I relied on significant professional
assistance from any individual or individuals in the performance of the appraisal or the preparation of the appraisal report, I have named such individual(s) and
disclosed the specific tasks performed by them in the reconciliation section of this appraisal report. I certify that any individual so named is qualified to perform
the tasks. I have not authorized anyone to make a change to any item in the report; therefore, if an unauthorized change is made to the appraisal report, I will take
no responsibility for it.

SUPERVISORY APPRAISER'S CERTIFICATION: If a supervisory appraiser signed the appraisal report, he or she certifies and agrees that:
I directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the statements and conclusions of the appraiser,
agree to be bound by the appraiser's certifications numbered 4 through 7 above, and am taking full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED: Tract Y-279, 77th Trail North, Palm Beach Gardens, FL 33418
APPRAISER:

SUPERVISORY APPRAISER (only if required):

Signature:
Name: Chris Callaway Staniszewski
Date Signed: December 15, 2016
State Certification #: Cert Res RD4263
or State License #:
State: FL
Expiration Date of Certification or License: 11/30/2016

Signature:
Name:
Date Signed:
State Certification #:
or State License #:
State:
Expiration Date of Certification or License:
Did
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Subject Photo Page
Borrower/Client
Property Address
City
Lender

N/A, Client-Sallah, Receiver
Tract Y-279, 77th Trail North
Palm Beach Gardens
N/A, Client-Sallah, Receiver

County Palm Beach

State FL

Zip Code 33418

Subject Front
Tract Y-279, 77th Trail North
Sales Price
N/A
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
PB Country Estates
View
Residential
Site
Quality
Age

Subject Rear
Side View

Subject Street
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Borrower/Client
Property Address
City
Lender

N/A, Client-Sallah, Receiver
Tract Y-279, 77th Trail North
Palm Beach Gardens
N/A, Client-Sallah, Receiver

County Palm Beach

State FL

Zip Code 33418

Looking south alone 77th Trail North

Looking West along the front of the subject site.

South View from 154th
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Borrower/Client
Property Address
City
Lender

N/A, Client-Sallah, Receiver
Tract Y-279, 77th Trail North
Palm Beach Gardens
N/A, Client-Sallah, Receiver

County Palm Beach

State FL
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Comparable Photo Page
Borrower/Client
Property Address
City
Lender

N/A, Client-Sallah, Receiver
Tract Y-279, 77th Trail North
Palm Beach Gardens
N/A, Client-Sallah, Receiver

County Palm Beach

State FL

Zip Code 33418

Comparable 1
16470 77th Trail North
Prox. to Subject
1.11 miles NE
Sales Price
178,200
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
PB Country Estates
View
Residential
Site
Quality
Age

Comparable 2
Lot Z-227, 140th Lane North
Prox. to Subject
1.68 miles SE
Sales Price
269,999
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
PB Country Est/Sup.
View
Residential
Site
Quality
Age

Comparable 3
Lot P-376, 72nd Drive North
Prox. to Subject
1.01 miles NE
Sales Price
140,000
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
PB Country Estates
View
Residential
Site
Quality
Age
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APPRAISAL OF A 1.31 ACRE SITE

LOCATED AT:
XXX 77th Trl N
(long legal description/see page #1)
Palm Beach Gardens, FL 33418

FOR:
James Sallah for JCS Enterprises, Inc.
c/o Robert Carey
2255 Glades Rd., Suite 300-E, Boca Raton, FL 33431

AS OF:
January 1, 2017

BY:
Stephen D. Middleton
State-Certified General Real Estate Appraiser RZ2250
P.O. Box 3586
Tequesta, FL 33469
Phone (561) 746-4346
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RESTRICTED APPRAISAL REPORT
Property Address: XXX 77th Trl N
County: Palm Beach

Legal Description:

File No.: 170103-B
City: Palm Beach Gardens
State: FL
Zip Code: 33418
16-41-42, W 230 FT OF E 1620 FT OF S 248 FT OF N 561 FT OF SW 1/4

ASSIGNMENT

SUBJECT

A/K/A Y-279
Assessor's Parcel #: 00-42-41-16-00-000-7080
Market Area Name:
Palm Beach Country Estates
Current Owner of Record:
SIGNORE
Project Type (if applicable):
PUD
De Minimis PUD
Are there any existing improvements to the property?
No
If Yes, give a brief description:

The purpose of this appraisal is to develop an opinion of:
Market Value (as defined), or
other type of value (describe)
This report reflects the following value (if not Current, see comments):
Current (the Inspection Date is the Effective Date)
Property Rights Appraised:
Fee Simple
Leasehold
Leased Fee
Other (describe)
Intended Use: Court proceedings

Intended User(s) (by name or type):

Urban
Over 75%
Rapid
Increasing
Shortage
Under 3 Mos.

Suburban
25-75%
Stable
Stable
In Balance
3-6 Mos.

Rural
Under 25%
Slow
Declining
Over Supply
Over 6 Mos.

Predominant
Occupancy
Owner
Tenant
Vacant (0-5%)
Vacant (>5%)

per year
per month
Vacant
Not habitable

Retrospective

Prospective

One-Unit Housing
PRICE
$(000)

200
1,000
500

AGE
(yrs)
Low
High
Pred

New
35
10

Present Land Use
95 %

One-Unit
2-4 Unit
Multi-Unit
Comm'l

Other*

Change in Land Use

Not Likely
%
Likely *
% * To:
5%
%
%

In Process *

Factors Affecting Marketability
Item
Poor
N/A

Item

Good Average
Fair
Good Average
Fair
Poor
N/A
Employment Stability
Adequacy of Utilities
Convenience to Employment
Property Compatibility
Convenience to Shopping
Protection from Detrimental Conditions
Convenience to Schools
Police and Fire Protection
Adequacy of Public Transportation
General Appearance of Properties
Recreational Facilities
Appeal to Market
Market Area Comments:
The Subject's neighborhood, known as Palm Beach Country Estates, is bordered on the N and W by the C-18 Canal,

the E by Florida's Turnpike and I-95 and the S by Donald Ross Rd. Proximity to support facilities is "good". Typical utility easements exist with
no adverse affect.

Dimensions: 230' x 248' (no survey provided)
Zoning Classification:
AR, Residential/agricultural

Uses allowed under current zoning:

Are CC&Rs applicable?
Yes
Comments:
Highest & Best Use as improved:

Actual Use as of Effective Date:
Summary of Highest & Best Use:

SITE DESCRIPTION

Tenant

Address: c/o Robert Carey, 2255 Glades Rd., Suite 300-E, Boca Raton, FL 33431
Address: P.O. Box 3586, Tequesta, FL 33469

Characteristics
Location:
Built up:
Growth rate:
Property values:
Demand/supply:
Marketing time:

Special Assessments: $ N/A
Census Tract: 78.09/2

Client named below

Client:
James Sallah for JCS Enterprises, Inc.
Appraiser:
Stephen D. Middleton

MARKET AREA DESCRIPTION

Tax Year: 2016
R.E. Taxes: $ 4,515
Map Reference: 16-41-42
Borrower (if applicable):
N/A
Other (describe) No H.O.A.
HOA: $
Yes
If Yes, indicate current occupancy:
Owner

Description:

Site Area:
Residential & agricultural uses

Do present improvements comply with existing zoning requirements?
Residential & agricultural uses

No

Unknown

Present use, or

Have the documents been reviewed?

Other use (explain)

Yes

No

Yes

Ground Rent (if applicable)

1.31 ac Acres

No

$

No Improvements

/

Improvements consistent with zoning and land use.

Use as appraised in this report:
Agricultural/Residential
Improved with home consistent with site size, zoning and land use.

Present use

Public Other
Provider/Description
Type
Public Private Frontage
Off-site Improvements
230'
Electricity
Topography
Street
FP&L
Paved
Level-sandy soil
Gas
Size
Width
Typical/adequate
1.31 ac/typical
Water
Shape
Surface
Well
Asphalt
Rectangular
Sanitary Sewer
Drainage
Curb/Gutter
Septic
Appears adequate
Storm Sewer
View
Sidewalk
Other similar use properties
Telephone
Street Lights
Multimedia
Alley
Other site elements:
Inside Lot
Corner Lot
Cul de Sac
Underground Utilities
Other (describe)
FEMA Spec'l Flood Hazard Area
Yes
No FEMA Flood Zone "X500"
FEMA Map # 120192 0115 B
FEMA Map Date 10-15-82
Site Comments:
Typical utility easements exist with no adverse affect. Use of well and septic systems is typical for the area and market
accepted.

Utilities
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TRANSFER HISTORY

RESTRICTED APPRAISAL REPORT

File No.: 170103-B
My research
did
did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s): Public records for Palm Beach County and local MLS.
1st Prior Subject Sale/Transfer
Analysis of sale/transfer history and/or any current agreement of sale/listing:
There have been no sales of the Subject
Date:
within the past 3 years. There have been no prior sales of the comparables within the past 1 year.
Price:
Source(s):
2nd Prior Subject Sale/Transfer
Date:
Price:
Source(s):
FEATURE
SUBJECT PROPERTY
COMPARABLE NO. 1
COMPARABLE NO. 2
COMPARABLE NO. 3
Address XXX 77th Trl N
16470 77th Trl N
XXX 81st Ter N
XXX 84th Ave N

SIGNATURES

ATTACH.

RECONCILIATION

PUD

SALES COMPARISON APPROACH

Palm Beach Gardens, FL 33418
Proximity to Subject
Sale Price
$
Price/ Acre
$
Data Source(s)
Public Record/MLS
Verification Source(s)
CRS
VALUE ADJUSTMENT
Sales or Financing
Concessions
Date of Sale/Time
Rights Appraised
Location
Site Area (in Acres)

Other

N/A

Palm Beach Gardens, FL 33418
1.11 miles N
$
178,200
$
135,000.00
Public Record/MLS
CRS
DESCRIPTION
+(-) $ Adjust
Cash

N/A
Fee Simple
PB Country Ests
1.31
Partly cleared

8/16 +0.625%
Fee Simple
PB Country Ests
1.32
Fully cleared

DESCRIPTION

Palm Beach Gardens, FL 33418
0.45 miles SW
$
160,000
$
136,752.14
Public Record/MLS
CRS
DESCRIPTION
+(-) $ Adjust
Cash

+1,100 12/16 +0.125%
Fee Simple
PB Country Ests
1.17
-1,000 Not cleared

Palm Beach Gardens, FL 33418
0.71 miles W
$
179,999
$
153,845.30
Public Record/MLS
CRS
DESCRIPTION
+(-) $ Adjust
Cash

+200 Pending -6%
Fee Simple
PB Country Ests
+14,000 1.17
+1,000 Not cleared

-10,800

+14,000
+1,000

Net Adjustment (Total, in $)

+
– $
+
– $
+
– $
100
15,200
4,200
0.1 %
9.5 %
2.3 %
Net
Net
Net
Adjusted Sale Price (in $)
1.2 % $
178,300 Gross
9.5 % $
175,200 Gross
14.3 % $
184,199
Gross
Summary of Sales Comparison Approach
Land sales are limited. The comparables chosen are the most recent, similar and proximate found. All
comparables are from the Subject's immediate marketing area. All adjustments were market derived for individual characteristics and are not
considered to be excessive. The pending sale (comparable #3) was adjusted down 6% since the average "sale to list" ratio in the area, for
vacant sites, is 94%. The adjusted values of the comparables indicate a range of value of $175,200 to $184,199. Similar weight was given
each comparable.

The Subject is part of a Planned Unit Development.

PROJECT INFORMATION FOR PUDs (if applicable)
Legal Name of Project: N/A
Describe common elements and recreational facilities:

N/A

Indicated Value by: Sales Comparison Approach $
180,000
Final Reconciliation The Sales Comparison Approach was the only method applied. The Cost and Income Approaches are not considered
applicable when appraising vacant land.
This appraisal is made
''as is'', or
subject to the following conditions:
No personal property items were included.

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based upon an inspection of the subject property, defined Scope of Work, Statement of Assumptions and Limiting Conditions, and Appraiser’s Certifications,
my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject of this report is:
$
, as of:
, which is the effective date of this appraisal.
180,000
January 1, 2017
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.
A true and complete copy of this report contains 12 pages, including exhibits which are considered an integral part of the report. This appraisal report may not be
properly understood without reference to the information contained in the complete report, which contains the following attached exhibits:
Scope of Work
Limiting cond./Certifications
Narrative Addendum
Location Map(s)
Flood Addendum
Additional Sales
Photo Addenda
Parcel Map
Hypothetical Conditions
Extraordinary Assumptions
Hypothetical Conditions
Client Contact:
Client Name:
James Sallah for JCS Enterprises, Inc.
E-Mail:
Address: c/o Robert Carey, 2255 Glades Rd., Suite 300-E, Boca Raton, FL 33431
APPRAISER
SUPERVISORY APPRAISER (if required)
or CO-APPRAISER (if applicable)

Appraiser Name:
Stephen D. Middleton
Company: N/A
Phone: (561) 746 4346
Fax:
E-Mail: smiddle@bellsouth.net
Date of Report (Signature):
February 24, 2017
License or Certification #:
State: FL
Cert.Gen.RZ2250
Designation:
N/A
Expiration Date of License or Certification:
11/30/2018
Inspection of Subject:
Did Inspect
Did Not Inspect (Desktop)
Date of Inspection:
January 1, 2017

Supervisory or
Co-Appraiser Name:
Company:
Phone:
E-Mail:
Date of Report (Signature):
License or Certification #:
Designation:
Expiration Date of License or Certification:
Inspection of Subject:
Did Inspect
Date of Inspection:

Fax:

State:

Did Not Inspect
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Assumptions, Limiting Conditions & Scope of Work
Property Address: XXX 77th Trl N
Client:
James Sallah for JCS Enterprises, Inc.
Appraiser:
Stephen D. Middleton

File No.: 170103-B
City: Palm Beach Gardens
State: FL
Zip Code: 33418
Address: c/o Robert Carey, 2255 Glades Rd., Suite 300-E, Boca Raton, FL 33431
Address: PO Box 3586, Tequesta, FL 33469

STATEMENT OF ASSUMPTIONS & LIMITING CONDITIONS
- The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The appraiser
assumes that the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised on the basis
of it being under responsible ownership.
- The appraiser may have provided a plat and/or parcel map in the appraisal report to assist the reader in visualizing the lot size, shape, and/or
orientation. The appraiser has not made a survey of the subject property.
- If so indicated, the appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or
other data sources) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area.
Because the appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this determination.
- The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific
arrangements to do so have been made beforehand.
- The appraiser has noted in the appraisal report any adverse conditions (including, but not limited to, the presence of hazardous wastes, toxic
substances, etc.) observed during the inspection of the subject property, or that he or she became aware of during the normal research
involved in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden or
unapparent conditions of the property, or adverse environmental conditions (including, but not limited to, the presence of hazardous wastes,
toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are no such conditions and makes no
guarantees or warranties, express or implied, regarding the condition of the property. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist. Because the
appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an environmental assessment
of the property.
- The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she
considers to be reliable and believes them to be true and correct. The appraiser does not assume responsibility for the accuracy of such items
that were furnished by other parties.
- The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional Appraisal
Practice, and any applicable federal, state or local laws.
- An appraiser's client is the party (or parties) who engage an appraiser in a specific assignment. Any other party acquiring this report from the
client does not become a party to the appraiser-client relationship. Any persons receiving this appraisal report because of disclosure
requirements applicable to the appraiser's client do not become intended users of this report unless specifically identified by the client at the
time of the assignment.
- The appraiser's written consent and approval must be obtained before this appraisal report can be conveyed by anyone to the public, through
advertising, public relations, news, sales, or by means of any other media, or by its inclusion in a private or public database. Possession of
this report or any copy thereof does not carry with it the right of publication.
- Forecasts of effective demand for the highest and best use or the best fitting and most appropriate use were based on the best available data
concerning the market and are subject to conditions of economic uncertainty about the future.
The Scope of Work is the type and extent of research and analyses performed in an appraisal assignment that is required to produce credible
assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended use of the
appraisal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than those specified in this report
by
the Appraiser, is prohibited. The Opinion of Value that is the conclusion of this report is credible only within the context of the Scope of
Work, Effective Date, the Date of Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Conditions, any
Hypothetical Conditions and/or Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and
related parties
assume no obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or its conclusions.
Additional Comments (Scope of Work, Extraordinary Assumptions, Hypothetical Conditions, etc.): N/A
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Certifications & Definitions
Property Address: XXX 77th Trl N
Client:
James Sallah for JCS Enterprises, Inc.
Appraiser:
Stephen D. Middleton

File No.: 170103-B
City: Palm Beach Gardens
State: FL
Zip Code: 33418
Address: c/o Robert Carey, 2255 Glades Rd., Suite 300-E, Boca Raton, FL 33431
Address: PO Box 3586, Tequesta, FL 33469

APPRAISER'S CERTIFICATION
I certify that, to the best of my knowledge and belief:
- The statements of fact contained in this report are true and correct.
- The credibility of this report, for the stated use by the stated user(s), of the reported analyses, opinions, and conclusions are limited only by
the reported assumptions and limiting conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and
conclusions.
- I have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties
involved.
- Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject
of this report within the three-year period immediately preceding acceptance of this assignment.
- I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
- My engagement in this assignment was not contingent upon developing or reporting predetermined results.
- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction
in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.
- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of
Professional Appraisal Practice that were in effect at the time this report was prepared.
- I did not base, either partially or completely, my analysis and/or the opinion of value in the appraisal report on the race, color, religion,
sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property, or of the present
owners or occupants of the properties in the vicinity of the subject property.
- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.
- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification.
Additional Certifications: N/A

DEFINITION OF MARKET VALUE *:
Market value means the most probable price which a property should bring in a competitive and open market under all conditions requisite
to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus.
Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions
whereby:
1. Buyer and seller are typically motivated;
2. Both parties are well informed or well advised and acting in what they consider their own best interests;
3. A reasonable time is allowed for exposure in the open market;
4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and
5. The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions
granted by anyone associated with the sale.
* This definition is from regulations published by federal regulatory agencies pursuant to Title XI of the Financial Institutions
Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by the Federal Reserve System
(FRS), National Credit Union Administration (NCUA), Federal Deposit Insurance Corporation (FDIC), the Office of Thrift Supervision (OTS),
and the Office of Comptroller of the Currency (OCC). This definition is also referenced in regulations jointly published by the OCC, OTS,
FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994.
Client Contact:
E-Mail:

Client Name:
James Sallah for JCS Enterprises, Inc.
Address: c/o Robert Carey, 2255 Glades Rd., Suite 300-E, Boca Raton, FL 33431

SIGNATURES

APPRAISER

SUPERVISORY APPRAISER (if required)
or CO-APPRAISER (if applicable)

Appraiser Name:
Stephen D. Middleton
Company: N/A
Phone: (561) 746 4346
Fax:
E-Mail: smiddle@bellsouth.net
Date Report Signed:
February 24, 2017
License or Certification #:
State: FL
Cert.Gen.RZ2250
Designation:
N/A
Expiration Date of License or Certification:
11/30/2018
Inspection of Subject:
Did Inspect
Did Not Inspect (Desktop)
Date of Inspection:
January 1, 2017

Supervisory or
Co-Appraiser Name:
Company:
Phone:
E-Mail:
Date Report Signed:
License or Certification #:
Designation:
Expiration Date of License or Certification:
Inspection of Subject:
Did Inspect
Date of Inspection:

Fax:

State:

Did Not Inspect
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Location Map
Borrower
Property Address
City

Lender/Client

N/A
XXX 77th Trl N
County Palm Beach
Palm Beach Gardens
James Sallah for JCS Enterprises, Inc. (client)

State FL
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Aerial Map
Borrower
Property Address
City

Lender/Client

N/A
XXX 77th Trl N
County Palm Beach
Palm Beach Gardens
James Sallah for JCS Enterprises, Inc. (client)

State FL
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Flood Map
Borrower
Property Address
City

Lender/Client

N/A
XXX 77th Trl N
County Palm Beach
Palm Beach Gardens
James Sallah for JCS Enterprises, Inc. (client)

State FL
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PHOTOGRAPH ADDENDUM
Borrower
Property Address
City

Lender/Client

N/A
XXX 77th Trl N
County Palm Beach
Palm Beach Gardens
James Sallah for JCS Enterprises, Inc. (client)

State FL

Zip Code 33418

Subject Site

Street Scene
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PHOTOGRAPH ADDENDUM
Borrower
Property Address
City

Lender/Client

N/A
XXX 77th Trl N
County Palm Beach
Palm Beach Gardens
James Sallah for JCS Enterprises, Inc. (client)

State FL

Zip Code 33418

Comparable #1

Comparable #2

Comparable #3
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UNITED STATES DISTRICT COURT
FOR THE SOUTHERN DISTRICT OF FLORIDA
CASE NO. 15-CV-80946-MIDDLEBROOKS/BRANNON
JAMES D. SALLAH, ESQ., not
individually, but solely in his capacity as
Court-Appointed Receiver for JCS
Enterprises Inc., d/b/a JCS Enterprises
Services Inc., T.B.T.I. Inc., My Gee Bo,
Inc., JOLA Enterprise Inc., and PSCS
Holdings, LLC,
Plaintiff,
-vs.JOSEPH SIGNORE, individually, and
LAURA SIGNORE, individually,
Defendants.
_____________________________________/
ORDER GRANTING RECEIVER’S MOTION FOR
APPROVAL OF: (1) PRIVATE SALE OF REAL PROPERTY
(LOCATED AT 77 TRAIL NORTH, PALM BEACH GARDENS, FLORIDA 33418)
FREE AND CLEAR OF LIENS, CLAIMS, AND ENCUMBRANCES; AND (2) FORM
AND MANNER OF NOTICE OF SALE, BIDDING, AND AUCTION PROCEDURES
THIS CAUSE came before the Court upon the Receiver’s Motion for Approval of: (1)
Private Sale of Real Property (Located at 77 Trail North, Palm Beach Gardens, FL 33418) Free
and Clear of Liens, Claims, and Encumbrances; and (2) Form and Manner of Notice of Sale,
Bidding, and Auction Procedures (the “Motion”) (DE 181). Having reviewed the Motion and the
record in this case, the Court finds granting the Motion to be in the Receivership Estate’s best
interests. Accordingly, it is hereby
ORDERED AND ADJUDGED as follows:
1.

The Receiver’s Motion (DE 181) is GRANTED.

Exhibit F

Case 9:15-cv-80946-DMM Document 181-6 Entered on FLSD Docket 11/22/2017 Page 2 of 3

2.

The Court appoints and takes judicial notice of the three appraisals of the real

property located at 77 Trail North, Palm Beach Gardens, FL 33418 (the “Property”) (Exhibits C,
D, and E to the Motion).
3.

The “AS IS” Residential Contract for Sale and Purchase and its Addendum and

exhibit (the “Sales Contract”) (Exhibit A to the Motion) is approved and authorized.
4.

The form, manner, and notice of the sale of real property (Exhibit B to the Motion)

is approved and authorized.
5.

The Court finds the publication of the approved notice of sale of real property in

the Palm Beach Post newspaper once a week for four weeks to satisfy the notice requirements set
forth under 28 U.S.C. §§ 2001 and 2002.
6.

If an auction is necessary, it shall commence and take place on a date and at a time

as determined by the Receiver as soon as possible after the last publication of the approved notice.
7.

The Receiver shall include the date and time for qualified bids to be submitted to

his counsel in the approved notice.
8.

The Court finds the offer in the Sales Contract of $205,000 to satisfy the price

requirements set forth in 28 U.S.C. § 2001. The Court also finds that the Receiver has made
substantial and sufficient efforts to market and sell the Property. Accordingly, if no qualified bid
(other than the offer in the Sales Contract) is received by the bid deadline, the Receiver shall report
the same to the Court, and he is approved and authorized to deem the offer of $205,000 as the
highest offer for the Property and to sell and close, without further Order from this Court, in
accordance with the Sales Contract free and clear of all liens, claims, interests, and encumbrances,
with any such liens, claims, interests and encumbrances attaching to the proceeds of the sale.
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9.

The Receiver is authorized and empowered to take such steps, incur and pay such

costs and expenses from the Receivership Estate, and do such things as may be reasonably
necessary to implement and effect the terms and requirements of this Order, including publishing
the notice.
10.

The Court finds that the relief sought in the Motion reflects the Receiver’s sound

business judgment and constitutes a proper exercise of his fiduciary duties.
11.

The Court finds that a reasonable and proper opportunity to object or to be heard

regarding the Motion, the auction, and the sale as presented has been afforded.
DONE AND ORDERED in Chambers at West Palm Beach, Florida this ____ day of
________________, 2017.
________________________________
DONALD M. MIDDLEBROOKS
UNITED STATES DISTRICT JUDGE
Copies furnished to:
Counsel and Parties of Record
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