CITY OF STUART, FLORIDA
AGENDA ITEM REQUEST
Community Redevelopment Agency

Meeting Date:6/22/2020 Prepared by:Pinal Gandhi-Savdas and David Dyess
Title of Item:

PURCHASE OF WELLS FARGO PROPERTY (RC):

RESOLUTION No. 06-2020 CRA; A RESOLUTION OF THE BOARD OF THE COMMUNITY
REDEVELOPMENT AGENCY OF THE CITY OF STUART, FLORIDA, AUTHORIZING
BUDGET AMENDMENT #2 TO THE FY 2020 CRA BUDGET TO TRANSFER FUNDS FROM
THE CRA FUND BALANCE FOR THE PURCHASE AND ACQUISITION OF 325 SE OCEAN
BOULEVARD AND 330 SE OSCEOLA STREET IN THE AMOUNT OF $1,000,000 FOR THE
REDEVELOPMENT OF THE PROPERTIES; PROVIDING FOR CONFLICTS;
SEVERABILITY; PROVIDING FOR AN EFFECTIVE DATE, AND FOR OTHER PURPOSES.
Summary Explanation/Background Information on Agenda Request:

The City of Stuart Community Redevelopment Agency has historically acquired property within its boundaries to
accelerate redevelopment activity within the Community Redevelopment Area. The City Commission adopted
Resolution No. 18-2019 which authorized the City Manager to enter into due diligence investigations for
properties located at 301 SE Ocean Blvd., 325 SE Ocean Blvd., and 330 SE Osceola Street. After vetting the
opportunity, the City Commission adopted Resolution No. 64-2019 authorizing the City Manager to enter a
binding Real Estate Purchase Agreement for all of the properties.

The City currently has a contract which encompasses all three lots as a single transaction. However, a
community redevelopment opportunity exists on the eastern sites located at 325 SE Ocean Blvd. and 330 SE
Osceola Street. Rather than consolidating all three properties into one parcel/transaction, it is a better
opportunity for the CRA if the eastern portions of the property are acquired separately so they can be
redeveloped.

To successfully redevelop the property within the parameters of the CRA Plan, the staff is requesting the Board
to authorize the expenditure of One Million dollars from the CRA fund balance for the purchase and acquisition
of 325 SE Ocean Blvd. and 330 SE Osceola Street which have been identified as redevelopment opportunities.
The specifics related to the actual redevelopment of each parcel will be brought back to the CRB/CRA at a
future date for approval.

On June 2, 2020, the Community Redevelopment Board recommended approval to purchase the two
properties with CRA funds.

Funding Source:
FROM: CRA Fund Balance — $1,000,000
TO: Acquisition of two parcels — $1,000,000

Recommended Action:

Approve Resolution No. 06-2020 CRA, a budget allocation in the amount of $1,000,000 for the purchase

and acquisition of two properties located at 325 SE Ocean Blvd and 330 SE Osceola Street for redevelopment
opportunities within the CRA.

ATTACHMENTS:
Description Upload Date Type



Resolution No. 06-2020 CRA Budget 6/10/2020 Resolution add
Amendment #2-2020 to Y drive

Location Map 6/10/2020 Backup Material
CC Agenda ltem 6-8-2020 6/10/2020 Backup Material



BEFORE THE CITY COMMISSION
CITY OF STUART, FLORIDA

RESOLUTION No.: 06-2020 CRA

A RESOLUTION OF THE BOARD OF THE COMMUNITY
REDEVELOPMENT AGENCY OF THE CITY OF STUART,
FLORIDA, AUTHORIZING BUDGET AMENDMENT #2 TO THE FY
2020 CRA BUDGET TO TRANSFER FUNDS FROM THE CRA FUND
BALANCE FOR THE PURCHASE AND ACQUISITION OF 325 SE
OCEAN BOULEVARD AND 330 SE OSCEOLA STREET IN THE
AMOUNT OF $1,000,000 FOR THE REDEVELOPMENT OF THE
PROPERTIES; PROVIDING FOR CONFLICTS; SEVERABILITY;
PROVIDING FOR AN EFFECTIVE DATE, AND FOR OTHER
PURPOSES.

% ok ok ok %

BE IT RESOLVED BY THE COMMUNITY REDEVELOPMENT AGENCY OF
THE CITY OF STUART, FLORIDA, that:

SECTION 1: The Community Redevelopment Agency of the City of Stuart hereby authorizes a
FY 2020 budget transfer as follows:

FROM: CRA Fund Balance — $1,000,000
TO: Acquisition of two parcels — $1,000,000

SECTION 2: This resolution shall take effect upon adoption.



Resolution No. 06-2020 CRA
Budget Amendment #2 to FY 2020 CRA Budget

Board Member offered the foregoing resolution and moved its

adoption. The motion was seconded by Board Member

being put to a roll call vote, the vote was as follows:

and upon

YES | NO

ABSENT

MICHAEL J. MEIER, CHAIRMAN

EULA R. CLARKE, VICE CHAIR

MERRITT MATHESON, BOARD MEMBER

REBECCA S. BRUNER, BOARD MEMBER

KELLI GLASS LEIGHTON, BOARD MEMBER

PETE WALSON, EX-OFFICIO BOARD MEMBER

TOM CAMPENNI, EX-OFFICIO BOARD MEMBER

ADOPTED this day of , 2020.

ATTEST:

MARY R. KINDEL MICHAEL J. MEIER
CITY CLERK MAYOR / CHAIRMAN

APPROVED AS TO FORM
AND CORRECTNESS:

MICHAEL MORTELL
CITY ATTORNEY
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CITY OF STUART, FLORIDA
AGENDAITEM REQUEST

CITY COMMISSION
Meeting Date: 6/8/2020 Prepared by: David Dyess, City Manager

Title of Item:

PURCHASE OF PROPERTY COMMONLY REFERRED TO AS THE WELL'S BUILDING

Summary Explanation/Background Information on Agenda Request:

By resolution 64-2019 the City Commission agreed to enter into a purchase agreement for the properties
located at 301 SE Ocean Blvd., 325 SE Ocean Blvd and 330 Osceola St., Stuart, Florida 34994. The contract
indicated that the seller had to provide 18,000 Sq Ft (Lease Contingency) of vacant space on the first and
second floor by June 30, 2021. If this contingency is satisfied the city would be obligated to close on the
contract.

On May 28, 2020 | was notified that the Well's Fargo Bank had renewed their lease option to stay in the

building, which would cause the 18,000 SqFt to not be available by June 30, 2021. The City does have the
option with written notice to waive the Lease Contingency by June 30, 2020 and and complete the purchase.

Funding Source:
Capital Plan

CRA
Property Management

Recommended Action:

Option 1 - Do not complete the contract and evaluate other options for city hall to include current location
remodel.

Option 2 - Waive the "Lease Contingency" and close on the purchase of the property. Evaluate for
redevelopment and manage property to become a future home at some point for city hall.

ATTACHMENTS:
Description Upload Date Type
o Original contract with Stuart Medical 6/2/2020 Backup Material

Complex LLC



tel (772) 286-6292

NAI So Uth CoaSt fax (772) 286-7535

P. O. Box 3059

Commercial Real Estate Services, Worldwide.
Stuart, FL 34995

www.naisouthcoast.com

April 26, 2019 TR
gt VST

Mr. David Dyess, City Manager il — I

City of Stuart APR 26 2019

121 SW Flagler Ave

Stuart, FL 34994 CITY OF STUART-CITY tgR

RE: Contract Stuart Medical Complex, LLC (Courthouse Commones)
Dear Mr. Dyess:
The Contract between the City of Stuart and Stuart Medical Complex, LLC is inclosed.

Effective Date: April 25, 2019

Price: $7,000,000.00

Title: To be provided by the Seller within 30 days (May 26, 2019)

Due Diligence: 60 days (June 25, 2019)

Ratification: No latter than 30 days after Due Diligence

Lease Contingency: Seller has the obligation to provide the City a minimum of 18,000 sq. ft.
located on the first and second floors by June 20,2021. To be satisfied by July 1, 2020.
Closing: 90 days after Seller has satisfied the Lease Contingency

Let us know what we can do to assist with the City’s Due Diligence. Also let us know if you
want us to work with Bob Kramer for the purchase of the “vacant land” for the purpose of
building townhomes.

Sincerely,

V1

Boyd G. Bradfield, Jr., CCIM, SIOR
President
NAI Southcoast

Individual member of

Build on the power of our network.™ Over 325 offices worldwide. www.naiglobal.com CC]M @7
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Commercial Contract

1. PARTIES AND PROPERTY: City of Stuart ("Buyer”)
agrees to buy and _Stuart Medical Complex, LLC ("Seller")

agrees fo sell the property at:

Street Address: _ 301 SE Ocean Blvd., 325 SE Ocean Bivd., and 330 Osceols St., Stuart, Florida 34994

Legal Description: All of the real property described in that certain Warranty Deed recorded in O . Book 2548,

Page 2252, of the Public Records of artin County. Florid

and the following Personal Property:

(all collectively referred to as the “Property”) on the terms and conditions set forth below.
2. PURCHASE PRICE: $ 7,000,000.00

(2) Deposit held in escrow by. NAI Southcoast Escrow Account

("Escrow Agent") (checks are subject to actual and final collection)

Escrow Agent's address: 2055 S. Kanner Highway, Stuart, FL 34935 Phone: 772-286-6292

(b) Additional deposit to be made to Escrow Agent
3 within days (3 days, if left blank) after completion of Due Diligence Period or
0 within days after Effective Date $

(c) Additional deposit to be made to Escrow Agent
O within days (3 days, if left blank) after completion of Due Ditigence Period or

O within days after Effective Date $
(d) Total financing (see Paragraph 5) $
(e) Other See Addendum 3 200,000.00

(f) All deposits will be credited to the purchase price at closing.
Balance to close, subjectto adjustments and prorations, to be paid
via wire transfer, $ 6.800,000.00

For the purposes of this paragraph, “completion” means the end of the Due Diligence Period or upon delivery of
Buyer's written notice of acceptability.

3. TIME FOR ACCEPTANCE; EFFECTIVE DATE; COMPUTATION OF TIME: Unless this offer is signed by Seller
and Buyer and an executed copy delivered to all parties on or before April 26, 2019 , this offer
will be withdrawn and the Buyer's deposit, if any, will be returned. The time for acceptance of any counter offer will be
3days from the date the counter offer is delivered. The “Effective Date" of this Contract is the date on which the
last one of the Seller and Buyer has signed or initialed and delivered this offer or the final counter offer or

. . Calendar days will be used when computing time periods, except time periods of 5
days or less. Time periods of 5 days or less will be computed without including Saturday, Sunday, or national legal
holidays. Any time period ending on a Saturday, Sunday, or national legal holiday will extend until 5:00 p.m. of the next
business day. Time is of the essence in this Contract.

4. CLOSING DATE AND LOCATION:
(a) Closing Date: This transaction will be closed on See Addendum (Closing Date), unless
specifically extended by other provisions of this Contract. The Closing Date will prevail over all other time periods
including, but not limited to, Financing and Due Diligence periods. In the event insurance underwriting is suspended

Buyer @ ( ) and Seller ( §EQ—( ) acknowledge receipt of a copy of this page, which is Page 1 of 8 Pages.
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42

on Closing Date and Buyer is unable to obtain property insurance, Buyer may postpone closing up to 5 days after
the insurance underwriting suspension is lifted.

(b) Location: Closing will take place in Martin County, Florida. (If left blank, closing will take place in the
county where the property is located.) Closing may be conducted by mail or electronic means.

TR DR AR TSI

BUYER'S OBLIGATION: On or before

days (5 days if left blank) after Effective Date, Buyer will apply for

party financing in an amount not to exceed % of the purchase price or § d
interest rate not to exceed % per year with an initial variable interest rate not to exceed h points or
commitment or loan fees not to exceed % of the principal amount, for a term of _____ yeg#€” and amortized
over years, with additional terms as follows:

Buyer will timely provide any and all credit, employment, financial and other inforgpeffion reasonably required by any
lender. Buyer will use good faith and reasonable diligence to (i) obtain Loan ggfiroval within _____ days (45 days if left
blank) from Effective Date (Loan Approval Date), (ii) satisfy terms and gpeiitions of the Loan Approval, and (iii) close
the loan. Buyer will keep Seller and Broker fully informed about loga8pplication status and authorizes the mortgage
broker and lender to disclose all such information to Seller and Be€ker. Buyer will notify Seller immediately upon
obtaining financing or being rejected by a lender. CANCELMETION: If Buyer, after using good faith and reasonable
diligence, fails to obtain Loan Approval by Loan Apprgwdl Date, Buyer may within ____ days (3 days if left blank)
deliver written notice to Seller stating Buyer eithesffaives this financing contingency or cancels this Contract.

If Buyer does neither, then Seller may cancghfiis Contract by delivering written notice to Buyer at any time thereafter.
Unless this financing contingency has bgeff'waived, this Contract shall remain subject to the satisfaction, by closing, of
those conditions of Loan Approval rgiefed to the Property. DEPOSIT(S) (for purposes of Paragraph 5 only): If Buyer
has used good faith and reasgpaffle diligence but does not obtain Loan Approval by Loan Approval Date and
thereafter either party elecio#0 cancel this Contract as set forth above or the lender fails or refuses to close on or
pithout fault on Buyer's part, the Deposit(s) shall be returned to Buyer, whereupon both

€d from all further cbligations under this Contract, except for obligations stated herein as surviving
w01 this Contract. If neither party elects to terminate this Contract as set forth above or Buyer fails to use
good failp«dr reasonable diligence as set forth above, Seller will be entitled to retain the Deposit(s) if the transaction
doesBt close. For purposes of this Contract, "Loan Approval” means a statement by the lender setting forth the terms
d conditicns upon ular mortgage loan to a particular buyer. Neither a pre-

6. TITLE: Seller has the legal capacity to and will convey marketable title to the Property by [X statutory warranty
deed [ special warranty deed [J other , free of liens, easements and
encumbrances of record or known to Seller, but subject to property taxes for the year of closing; covenants,
restrictions and public utility easements of record; existing zoning and governmental regulations; and (list any other
matters to which title will be subject)

provided there exists at closing no violation of the foregoing and none of them prevents Buyer's intended use of the
Property as administrative/general office

(a) Evidence of Title: The party who pays the premium for the title insurance policy will sefect the closing agent
and pay for the title search and closing services. Seller will, at (check one) X Seller's O Buyer's expense and
within days after Effective Date or at least_30 __ days before Closing Date deliver to Buyer (check one)
IX((i) a title insurance commitment by a Florida licensed title insurer setling forth those matters to be discharged by
Seller at or before Closing and, upon Buyer recording the deed, an owner's policy in the amount of the purchase
price for fee simple title subject only to exceptions stated above. If Buyer is paying for the evidence of title and
Seller has an owner's policy, Seller will deliver a copy to Buyer within 15 days after Effective Date. O (ji.) an
abstract of title, prepared or brought current by an existing abstract firm or certified as correct by an existing firm.
However, if such an abstract is not available to Seller, then a prior owner's title policy acceptable to the proposed
insurer as a base for reissuance of coverage may be used. The prior policy will include copies of all policy
exceptions and an update in a format acceptable to Buyer from the policy effective date and certified to Buyer or

Buyer (Q) ( ) and Seller (_&) ( ) acknowledge receipt of a copy of this page, which is Page 2 of 8 Pages.
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Buyer's closing agent together with copies of all documents recited in the prior policy and in the update. If such
an abstract or prior policy is not available to Seller then (i.) above will be the evidence ofitle.

(b) Title Examination: Buyer will, within 15 days from receipt of the evidence of title deliver written notice to Seller
of titte defects. Title will be deemed acceptable to Buyer if (1) Buyer fails to deliver proper notice of defect§ or(2)

Buyer delivers proper written notice and Seller cures the defects wilki prior to
closing

("Curative Period"). Seller shall use good faith efforts to cure the defects. If the defects are cured within the
Curative Period, closing will accur on the latter of 10 days after receipt by Buyer of nolice of such curing or the
scheduled Closing Date. Seller may elect not to cure defects if Seller reasonably believes any defect cannot be
cured within the Curative Period. If the defects are not cured within the Curative Period, Buyer will have 10 days
from receipt of notice of Seller's inability to cure the defects to elect whether to terminate this Contract or accept
title subject to existing defects and close the transaction without reduction in purchase price.

(c) Survey: (check applicable provisions below)
(i.) X Seller will, within 7 days from Effective Date, deliver to Buyer copies of prior surveys,
plans, specifications, and engineering documents, if any, and the following documents relevant to this

transaction:

prepared for Seller or in Seller's possession, which show all currently existing structures. In the event this
transaction does not close, all documents provided by Seller will be returned to Seller within 10 days from the
date this Contract is terminated.

X Buyer will, at (I Seller's [ Buyer's expense and within the time period allowed to deliver and examine
title evidence, obtain a current certified survey of the Property from a registered surveyor. if the survey reveals
encroachments on the Property or that the improvements encroach on the lands of another, I Buyer will
accept the Property with existing encroachments X such encroachments will constitute a title defect to be
cured within the Curative Period.

(d) Ingress and Egress: Seller warrants that the Property presently has ingress and egress.

7. PROPERTY CONDITION: Seller will deliver the Property to Buyer at the time agreed in its present "as is" condition,
ordinary wear and tear excepted, and will maintain the landscaping and grounds in a comparable condition. Seller
makes no warranties other than marketability of title. In the event that the condition of the Property has materially
changed since the expiration of the Due Diligence Period, Buyer may elect to terminate the Contract and receive a
refund of any and all deposits paid, plus interest, if applicable, or require Seller to return the Property to the required
condition existing as of the end of Due Diligence period, the cost of which is not to exceed $ (1.5% of
the purchase price, if left blank). By accepting the Property “as is”, Buyer waives all claims against Seller for any
defects in the Property. (Check (a) or (b))

(J(a) As Is: Buyer has inspected the Property or waives any right to inspect and accepts the Property in its “as is"
condition.

X (b) Due Diligence Period: Buyer will, at Buyer's expense and within 60 days from Effective Date ("Due
Diligence Period"), determine whether the Property is suitable, in Buyer's sole and absolute discretion. During the
term of this Contract, Buyer may conduct any tests, analyses, surveys and investigations ("Inspections”) which
Buyer deems necessary to determine to Buyer's satisfaction the Property's engineering, architectural,
environmental properties; zoning and zoning restrictions; flood zone designation and restrictions; subdivision
regulations; soil and grade; availability of access to public roads, water, and other utilities; consistency with local,
state and regional growth management and comprehensive land use plans; availability of permits, government
approvals and licenses; compliance with American with Disabilities Act; absence of asbestos, soil and ground
water contamination; and other inspections that Buyer deems appropriate. Buyer will deliver written notice to
Seller prior to the expiration of the Due Diligence Period of Buyer's determination of whether or not the Property
is acceptable. Buyer's failure to comply with this notice requirement will constitute acceptance of the Property in
its present "as is” conditiocn. Seller grants to Buyer, its agents, contractors and assigns, the right to enter the
Property at any time during the term of this Contract for the purpose of conducting Inspections, upon reasonable
notice, at a mutually agreed upon time; provided, however, that Buyer, its agents, contractors and assigns enter
the Property and conduct Inspections at their own risk. Buyer will indemnify and hold Seller harmless from
losses, damages, costs, claims and expenses of any nature, including attorneys' fees at all levels, and from
liability to any person, arising from the conduct of any and all inspections or any work authorized by Buyer. Buyer
will not engage in any activity that could result in a mechanic's lien being filed against the Property without
Seller’s prior written consent. In the event this transaction does not close, (1) Buyer will repair all damages to the

Buyer (Z&5) ( ) and Seller (D<) ( ) acknowledge receipt of a copy of this page, which is Page 3 of 8 Pages.
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Property resulting from the Inspections and return the Property to the condition it was in prior to conduct of the
Inspections, and (2) Buyer will, at Buyer's expense release to Seller all reports and other work generated as a
result of the Inspections. Should Buyer deliver timely notice that the Property is not acceptable, Seller agrees that
Buyer's deposit will be immediately returned to Buyer and the Contract terminated.

(c) Walk-through Inspection: Buyer may, on the day prior to closing or any other time mutually agreeable to the
parties, conduct a final “walk-through" inspection of the Property to determine compliance with this paragraph and

to ensure that all Property is on the premises.

8. OPERATION OF PROPERTY DURING CONTRACT PERIOD: Seller will continue to operate the Property and any
business conducted on the Property in the manner operated prior to Contract and will take no action that would
adversely impact the Pro_perty after closing, as to tenants, le_nders or business, if any. My-ehangeﬁ-eueh-ae-iaaﬁag.

9. CLOSING PROCEDURE: Unless otherwise agreed or stated herein, closing procedure shall be in accordance with
the norms where the Property is located.
(a) Possession and Occupancy: Seller will deliver possession and occupancy of the Property to Buyer at
closing. Seller will provide keys, remote controls, and any security/access codes necessary to operate all locks,

mailboxes, and security systems.

(b) Costs: Buyer will pay Buyer's attorneys' fees, taxes and recording fees on notes, mortgages and financing
statements and recording fees for the deed. Seller will pay Seller's attorneys' fees, taxes on the deed and
recording fees for documents needed to cure title defects. If Seller is obligated to discharge any encumbrance at or
prior to closing and fails to do so, Buyer may use purchase proceeds to satisfy the encumbrances.

(c) Documents: Seller will provide the deed; bill of sale; mechanic's lien affidavit; originals of those assignable
service and maintenance contracts that will be assumed by Buyer after the Closing Date and letters to each
service contractor from Seller advising each of them of the sale of the Property and, if applicable, the transfer of its
contract, and any assignable warranties or guarantees received or held by Seller from any manufacturer,
contractor, subcontractor, or material supplier in connection with the Property; current copies of the condominium
documents, if applicable; assignments of leases, updated rent roil: tenant and lender estoppels letters (if
applicable); lonantsuborlinalionmroniictrbanoo-ant-alormmeR-0ateemenlctibAccoaicadbuthoBrue
Buyese-deader, assignments of permits and licenses; corrective instruments; and letters notifying tenants of the
change in ownership/rental agent. If any tenant refuses to execute an estoppels letter, Seller, if requested by the
Buyer in writing, will certify that information regarding the tenant's lease is correct. If Seller is an entity, Seller will
deliver a resolution of its governing authority authorizing the sale and delivery of the deed and certification by the
appropriate party certifying the resolution and setting forth facts showing the conveyance conforms to the
requirements of local law. Seller will transfer security deposits to Buyer. Buyer will provide the closing statement,
mortgages and notes, security agreements, and financing statements.

(d) Taxes and Prorations: Real estate taxes, personal property taxes on any tangible personal property, bond
payments assumed by Buyer, interest, rents (based on actual collected rents), association dues, insurance
premiums acceptable to Buyer, and operating expenses will be prorated through the day before closing. If the
amount of taxes for the current year cannot be ascertained, rates for the previous year will be used with due
allowance being made for improvements and exemptions. Any tax proration based on an estimate will, at request
of either party, be readjusted upon receipt of current year's tax bill; this provision will survive closing.

(e) Special Assessment Liens: Certified, confirmed, and ratified special assessment liens as of the Closing Date
will be paid by Seller. If a certified, confirmed, and ratified special assessment is payable in installments, Seller will
pay all installments due and payable on or before the Closing Date, with any instaliment for any period extending
beyond the Closing Date prorated, and Buyer will assume all installments that become due and payable after the
Closing Date. Buyer will be responsible for all assessments of any kind which become due and owing after Closing
Date, unless an improvement is substantially completed as of Closing Date. If an improvement is substantially
completed as of the Closing Date but has not resulted in a lien before closing, Seller will pay the amount of the last
estimate of the assessment. This subsection applies to special assessment liens imposed by a public body and
does not apply to condominium association special assessments.

(f) Foreign Investment in Real Property Tax Act (FIRPTA): If Seller is a “foreign person” as defined by FIRPTA,

Seller and Buyer agree to comply with Section 1445 of the Internal Revenue Code. Seller and Buyer will
complete, execute, and deliver as directed any instrument, affidavit, or statement reasonably necessary to comply

Buyer () ( ) and Seller (D) ( ) acknowledge receipt of a copy of this page, which is Page 4 of 8 Pages.
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with the FIRPTA requirements, including delivery of their respective federal taxpayer identification numbers or
Sacial Security Numbers to the closing agent. If Buyer does not pay sufficient cash at closing to meet the
withholding requirement, Seller will deliver to Buyer at closing the additional cash necessary to satisfy the

requirement.

10. ESCROW AGENT: Seller and Buyer authorize Escrow Agent or Closing Agent (collectively "Agent") to receive,
deposit, and hold funds and other property in escrow and, subject to collection, disburse them in accordance with the
terms of this Contract. The parties agree that Agent will not be liable to any perscn for misdelivery of escrowed items to
Seller or Buyer, unless the misdelivery is due to Agent's willful breach of this Contract or gross negligence. If Agent
has doubt as to Agent's duties or obligations under this Contract, Agent may, at Agent's option, (a) hold the escrowed
items until the parties mutually agree to its disbursement or until a court of competent jurisdiction or arbitrator
determines the rights of the parties or (b) deposit the escrowed items with the clerk of the court having jurisdiction over
the matter and file an action in interpleader. Upon notifying the parties of such action, Agent will be released from all
liability except for the duty to account for items previously delivered out of escrow. If Agent is a licensed real estate
broker, Agent will comply with Chapter 475, Florida Statutes. In any suit in which Agent interpleads the escrowed items
or is made a party because of acting as Agent hereunder, Agent will recover reasonable attorney’s fees and costs
incurred, with these amounts to be paid from and out of the escrowed items and charged and awarded as court costs

in favor of the prevailing party.

11. CURE PERIOD: Prior to any claim for default being made, a party will have an opportunity to cure any alleged
default. If a party fails to comply with any provision of this Contract, the other party will deliver written notice to the non-
complying party specifying the non-compliance. The non-complying party will have days (5 days if left blank) after
delivery of such notice to cure the non-compliance. Notice and cure shall not apply to failure to close.

12. FORCE MAJEURE: Buyer or Seller shall not be required to perform any obligation under this Contract or be liable
to each other for damages so long as performance or non-performance of the obligation, or the availability of services,
insurance, or required approvals essential to Closing, is disrupted, defayed, caused or prevented by Force Majeure.
“Force Majeure” means: hurricanes, floods, extreme weather, earthquakes, fire, or other acts of God, unusual
transportation delays, or wars, insurrections, or acts of terrorism, which, by exercise of reasonable diligent effort, the
non-performing party is unable in whole or in part to prevent or overcome. All time periods, including Closing Date, will
be extended a reasonable time up to 7 days after the Force Majeure no longer prevents performance under this
Contract, provided, however, if such Force Majeure continues to prevent performance under this Contract more than
30 days beyond Closing Date, then either party may terminate this Contract by delivering written notice to the other
and the Deposit shall be refunded to Buyer, thereby releasing Buyer and Seller from all further obligations under this Contract

13. RETURN OF DEPOSIT: Unless otherwise specified in the Contract, in the event any condition of this Contract is
not met and Buyer has timely given any required notice regarding the condition having not been met, Buyer's deposit
will be returned in accordance with applicable Florida Laws and regulations.

14. DEFAULT:
(a) In the event the sale is not closed due to any default or failure on the part of Seller other than failure to make

the title marketable after diligent effort, Buyer may elect to receive return of Buyer's deposit witheut thereby
waiving any action for damages resulting from Seller's breach anckmey-seokiososonomsvsh-amages or seek

specific performance. ;

biokorageaias.
(b) In the event the sale is not closed due to any default or failure on the part of Buyer, Seller may either (1)
retain all deposil(s) paid or agreed to be paid by Buyer as agreed upon liquidated damages, consideration for the
execution of this Contract, and in full settlement of any claims, upon which this Contract will terminate or (2) seek
specific performance. If Buyer fails to timely place a deposit as required by this Contract, Seller may either (1)
terminate the Contract and seek the remedy outlined in this subparagraph or (2) proceed with the Contract without
waiving any remedy for Buyer's default.
15. ATTORNEY'S FEES AND COSTS: In any claim or controversy arising out of or relating to this Contract, the
prevailing party, which for purposes of this provision will include Buyer, Seller and Broker, will be awarded reasonable
attorneys' fees, costs, and expenses.
16. NOTICES: All notices will be in writing and may be delivered by mail, overnight courier, personal delivery, or
electronic means. Parties agree to send all notices to addresses specified on the signature page(s). Any notice,
document, or item given by or delivered to an attorney or real estate licensee (including a transaction broker)
representing a party will be as effective as if given by or delivered to that party.

Buyer (<) ( ) and Seller (P€) ( ) acknowledge receipt of a copy of this page, which is Page 5 of 8 Pages.
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17. DISCLOSURES:
(a) Commercial Real Estate Sales Commission Lien Act: The Florida Commercial Real Estate Sales

Commission Lien Act provides that a broker has a lien upon the owner's net proceeds from the sale of
commercial real estate for any commission earned by the broker under a brokerage agreement. The lien upon the
owner's net proceeds is a lien upon personal property which attaches to the owner's net proceeds and does not
attach to any interest in real property. This lien right cannot be waived before the commission is earned.

(b) Special Assessment Liens Imposed by Public Body: The Properly may be subject to unpaid special
assessment lien(s) imposed by a public body. (A public body includes a Community Development District.) Such
liens, if any, shall be paid as set forth in Paragraph 9(e).

(c) Radon Gas: Radon is a naturally occurring radioactive gas that, when it has accumulated in a building in
sufficient quantities, may present health risks to persons who are exposed to it over time. Levels of radon that
exceed federal and state guidelines have been found in buildings in Florida. Additional information regarding radon
and radon testing may be obtained from your county public health unit.

(d) Energy-Efficiency Rating Information: Buyer acknowledges receipt of the information brochure required by
Section 553.996, Florida Statutes.

18. RISK OF LOSS:
(a) I, after the Effective Date and before closing, the Property is damaged by fire or other casualty, Seller will
bearthe risk of loss and Buyer may cancel this Contract without liability and the deposit(s) will be returned to
Buyer. Alternatively, Buyer will have the option of purchasing the Property at the agreed upon purchase price and
Seller will credit the deductible, if any and transfer to Buyer at closing any insurance proceeds, or Seller's claim
to any insurance proceeds payable for the damage. Seller will cooperate with and assist Buyer in collecting any
such proceeds. Seller shall not settle any insurance claim for damage caused by casualty without the consent of

the Buyer.

(b) If, after the Effective Date and before closing, any part of the Property is taken in condemnation or under the
right of eminent domain, or proceedings for such taking will be pending or threatened, Buyer may cance! this
Contract without liability and the deposit(s) will be returned to Buyer. Alternatively, Buyer will have the option of
purchasing what is left of the Property at the agreed upon purchase price and Seller will transfer to the Buyer at
closing the proceeds of any award, or Seller's claim to any award payable for the taking. Seller will cooperate
with and assist Buyer in collecting any such award.

19. ASSIGNABILITY; PERSONS BOUND: This Contract Pb-366i9200-lomimalatodontiliraneothontica-t. is Nnot
assignable (B«is-assigaable. If this Contract may be assigned, Buyer shall deliver a copy of the assignment agreement
to the Seller at least 5 days prior to Closing. The terms “Buyer," "Seller” and "Broker" may be singular or plural. This
Contract is binding upon Buyer, Seller and their heirs, personal representatives, successors and assigns (if
assignment is permitted).

20. MISCELLANEOUS: The terms of this Contract constitute the entire agreement between Buyer and Seller.
Modifications of this Contract will not be binding unless in writing, signed and delivered by the party to be bound.
Signatures, initials, documents referenced in this Contract, counterparts and written modifications communicated
electronically or on paper will be acceptable for all purposes, including delivery, and will be binding. Handwritten or
typewritten terms inserted in or attached to this Contract prevail over preprinted terms. If any provision of this Contract
is or becomes invalid or unenforceable, all remaining provisions will continue to be fully effective. This Contract will be
construed under Florida law and will not be recorded in any public records.

21. BROKERS: Neither Seller nor Buyer has used the services of, or for any other reason owes compensation to, a
licensed real estate Broker other than:

(a) Seller's Broker: NA! Southcoast Boyd Bradfield
{Company Name) (Licensee)
2055 S. Kanner Highway, Stuart,_FL. 34994  772-286-6292 boyd@naiscuthcoast.com .

{Address, Telephone, Fax, E-mail)
whoX is a single agent O is a transaction broker O has no brokerage relationship and who will be compensated_ by
X Selter 0 Buyer O both parties pursuant to O a listing agreement M other (specify)

If closing occurs, 3s closing Is a condition of payment of the commission, Sefler will pay a commission of 3% of the Purchase Price

(b) Buyer's Broker: None '
(Company Name) (Licensee)

(Address, Telephone, Fax, E-mail)
Buyer @)’ ( ) and Seller ( ne ) ( ) acknowledge receipt of a copy of this page, which is Page 6 of 8 Pages.
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who [ is a single agentd is a transaction broker O has no brokerage relationship and who will be compensated by
U Seller's Broker U Seller(J Buyer both parties pursuanttol] anMLS offer of compensationO] other (specify)

(collectively referred to as "Broker") in connection with any act relating to the Property, including but not limited to
inquiries, introductions, consultations, and negotiations resulting in this transaction. Seller and Buyer agree to
indemnify and hold Broker harmless from and against losses, damages, costs and expenses of any kind, including
reasonable attorneys' fees at all levels, and from liabitity to any person, arising from (1) compensation claimed which is
inconsistent with the representation in this Paragraph, (2) enforcement action to collect a brokerage fee pursuant to
Paragraph 10, (3) any duty accepted by Broker at the request of Seller or Buyer, which is beyond the scope of
services regulated by Chapter 475, Florida Statutes, as amended, or (4) recommendations of or services provided and
expenses incurred by any third party whom Broker refers, recommends, or retains for or on behalf of Seller or Buyer.

22. OPTIONAL CLAUSES: (Check if any of the following clauses are applicable and are attached as an addendum to

this Contract):

O Arbitration 0 Seller Warranty O Existing Morigage

O Section 1031 Exchange U Coastal Construction Control Line I Buyer's Attorney Approval
O Property Inspection and Repair O Flood Area Hazard Zone O Seller's Attorney Approval
0 Seller Representations 0 Seller Financing B Other Addendum

23. ADDITIONAL TERMS:
See Addendum

THIS IS INTENDED TO BE A LEGALLY BINDING CONTRACT. IF NOT FULLY UNDERSTOOD, SEEK THE
ADVICE OF AN ATTORNEY PRIOR TO SIGNING. BROKER ADVISES BUYER AND SELLER TO VERIFY ALL
FACTS AND REPRESENTATIONS THAT ARE IMPORTANT TO THEM AND TO CONSULT AN APPROPRIATE
PROFESSIONAL FOR LEGAL ADVICE (FOR EXAMPLE, INTERPRETING CONTRACTS, DETERMINING THE
EFFECT OF LAWS ON THE PROPERTY AND TRANSACTION, STATUS OF TITLE, FOREIGN INVESTOR
REPORTING REQUIREMENTS, ETC.) AND FOR TAX, PROPERTY CONDITION, ENVIRONMENTAL AND OTHER

Buyer m ( ) and Seller ( DC-—) ( ) acknowledge receipt of a copy of this page, which is Page 7 of 8 Pages.
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ADVICE. BUYER ACKNOWLEDGES THAT BROKER DOES NOT OCCUPY THE PROPERTY AND THAT ALL
REPRESENTATIONS (ORAL, WRITTEN OR OTHERWISE) BY BROKER ARE BASED ON SELLER
REPRESENTATIONS OR PUBLIC RECORDS UNLESS BROKER INDICATES PERSONAL VERIFICATION OF
THE REPRESENTATION. BUYER AGREES TO RELY SOLELY ON SELLER, PROFESSIONAL INSPECTORS AND
GOVERNMENTAL AGENCIES FOR VERIFICATION OF THE PROPERTY CONDITION, SQUARE FOOTAGE AND
FACTS THAT MATERIALLY AFFECT PROPERTY VALUE.

Each person signing this Contract on behalf of a party that is a business entity represents and warrants to the other
party that such signatory has full power and authority to enter into and perform this Contract in accordance with its
terms and each person executing this Contract and other documents on behalf of such party has been duly autherized

to do so.

City of Stua
51ch ; Date: Y-29-/9

(Signature of Buyer
o ot Lyess Tax ID No.:
(Typed or Printed Name of Buy€r)
Title: Telephone:
Date:
(Signature of Buyer
Tax ID No.:

(Typed or Printed Name of Buyer)
Title: Telephone:

Buyer's Address for purpose of notice

Facsimile: Email;
. Date:____ } z S’/ 9
(Sigrfature of Seller) v
_David F. Cash Tax ID No.. 45-3800657
(Typed or Printed Name of Seller)
Title: _Manager Telephone: 561-339-3907
Date:

(Signature of Seller)

Tax ID No.:
(Typed or Printed Name of Seller)
Title: Telephone:
Seller's Address for purpose of notice: 2401 PGA Bivd. #280P, Palm Beach Gardens, FL 33410
Facsimile: N/A Email: david.cash@stanmoredevelopment.com

The Florida Association of REALTORS® makes no representation as to the legal validity or adequacy of any provision of this form in any specific
transaction, This standardized form should not be used in complex transactions or with extensive riders or additions. This form is available for use by
the entire rea! estate industry and is not intended to identify the user as a REALTOR®, REALTOR® is a registered collective membership mark which
may be used only by real estate licensees who are members of the NATIONAL ASSOCIATION OF REALTORS® and who subscribe to its Code of
Ethics. The copyright taws of the United States {17 U.S. Code) ferbid the unauthorized reproduction of this form by any means including facsimile or

Buyer (i) ( ) and Seller L&) ( ) acknowledge receipt of a copy of this page, which is Page 8 of 8 Pages.
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ADDENDUM TO COMMERCIAL CONTRACT

THIS ADDENDUM TO COMMERCIAL CONTRACT (this “Addendum’) amends and
modifies that certain COMMERCIAL CONTRACT (“Contract”) between STUART MEDICAL
COMPLEX, LLC, a Florida limited liability company, as “Seller”, and CITY OF STUART, a
Florida municipal corporation, as “Buyer™, as to the real property located at 301 S.E. Ocean Blvd.,
325 S.E. Ocean Blvd. and 330 Osceola St., Stuart, Florida 34994 and more particularly described
in the Contract (“Property™).

IN CONSIDERATION of the sum of Ten Dollars ($10.00) and other good and valuable
consideration, the receipt and sufficiency of which is hereby acknowledged, the parties hereby
agree to amend and modify the Contract as follows:

l. Definitions. All initially capitalized terms not otherwise defined in this Addendum
shall have the meanings ascribed to them in the Contract.

2. Ratification of Contract. In the event that Buyer does not terminate the Contract
pursuant to Section 7(b) thereof, then Buyer shall bring the Contract (as amended hereby) to the
City Commission of the Buyer for ratification and approval at the next meeting of the City
Commission, but in no event more than thirty (30) days after the expiration of the Due Diligence
Period. In the event that Buyer is unable to approve the Contract (as amended hereby) by
resolution of the City Commission of the Buyer at the conclusion of a public hearing and certified
by the Clerk of Buyer (the “Resolution™) within thirty (30) days after the expiration of the Due
Diligence Period, then the Contract (as amended hereby) shall automatically terminate on the date
that is thirty (30) days after the expiration of the Due Diligence Period.

3. Deposit. In the event that Buyer obtains the Resolution within thirty (30) days after
the expiration of the Due Diligence Pericd, then within three (3) business days after the date of
such Resolution, Buyer shall notify Seller of the same in writing and Buyer shall pay a deposit to
Escrow Agent in the amount of $260,000.00, which deposit shall be applicable to the Purchase
Price and shall be non-refundable to Buyer unless Seller defaults under the Contract or Seller is
unable to timely deliver the Lease Evidence (as defined below).

4, Lease Contingency: Closing. Buyer’s and Seller’s obligations to close on the sale
and purchase of the Property are contingent on Seller causing a total of at least 18,000 square feet
(located in a combination of first and second floor space) within the multi-story office building on
the Property to become vacant by no later than June 30 2021 (the “Lease Contmgency") In the
event that Seller is able to deliver to Buyer

amendments-er-expiration dates-ofteases) that the Lease Contingency has been satisfied (such ce

documentation shall be referred to herein as the “Lease Evidence™), then the Closing Date shall be

the date that is ninety (90) days after Seller has delivered all of the Lease Evidence to Buyer. In
the event that Seller is unable to deliver the Lease Evidence to Buyer on or prior to Junc 30, 2020,
then Seller shall not be deemed to be in default of the Contract, and, unless Buyer delivers the
waiver of the Lease Contingency described below, the Contract shall automatically terminate on
July 1, 2020 and the deposit paid by Buyer shall be returned to Buyer. Notwithstanding anything
in this paragraph to the contrary, Buyer may waive the Lease Contingency as a closing contingency
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upon written notice delivered to Seller at any time before the Lease Contingency is satisfied, but
in no event later than June 30, 2020, and in the event Buyer timely delivers said waiver, then (i)
the Lease Contingency shall not be a condition of closing and neither party"s obligations to close
shall be contingent on the Lease Contingency being satisfied, and (ii) the Closing Date shall be the
earlicr of September 30, 2020 or the date that is ninety (90) days after Buyer delivers said waiver
to Seller.

S. Operation of Property. Until Buyer notifies Seller that it has obtained the
Resolution, Seller shall not need Buyer’s consent to renting vacant space at the Property or
amending or terminating any leases of the Property. From and after the date that Buyer notifies
Seller that it has obtained the Resolution, Seller shall need Buyer’s consent to renting vacant space
at the Property or amending or terminating any leases of the Property; provided, however, that
notwithstanding the foregoing, Seller shall not need Buyer’s consent to the termination of any
leases that are done in pursuit of satisfying the Lease Contingency.

6. Conflict. In the event of any conflict between the terms of this Addendum and the
terms of the Contract, then the terms of this Addendum shall control.

7. Counterparts. The Contract and this Addendum may be executed in counterparts
and electronically Transmitted signatures shall be considered as original signatures.

8. Ratification. All other terms, covenants and conditions of the Contract are hereby
ratified and affirmed.

IN WITNESS WHEREOF the parties have executed this Addendum.

SELLER: BUYER:
Stuart Medical Complex, LLC City of Stuart, a Florida
a Florida limited liability company municipal corporation

N By SIS
‘el

~David F. Cash, Manager Print Name: N QZQSS
Title: £ ori% ZEZ& ~ %? Lt



