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UNITED STATES DISTRICT COURT
SOUTHERN DISTRICT OF FLORIDA

CASE NO.: 23-24903-CIV-JB
SECURITIES AND EXCHANGE COMMISSION,

Plaintiff,
V.

RISHI KAPOOR, et al.,

Defendants.
/

RECEIVER’S MOTION TO APPROVE STIPULATION WITH SURETY
AND BOND CLAIMS PROCESS FOR MIAMI BEACH PROPERTY

Bernice C. Lee, as Receiver (“Receiver”) over the companies listed herein (each a

“Receivership Company” and collectively, the “Receivership Companies™) ! in this action, seeks

the entry of an order substantially in the form as the proposed order attached hereto as Exhibit 1:
(a) approving the proposed stipulation with United Fire & Casualty Company (the “Surety”); (b)
setting the Bond Claims Bar Date (defined below); (¢) approving the proposed claims process for
unit depositors to submit claims against the bond for the Miami Beach Property (defined below)
(the “Motion”); and states in support:

FACTUAL BACKGROUND

L The Receivership Order

1. On December 27, 2023, the Securities and Exchange Commission (“SEC”) filed a

! The “Receivership Companies” include: Location Ventures, LLC, URBIN, LLC, Patriots United, LLC;
Location Properties, LLC; Location Development, LLC; Location Capital, LLC; Location Ventures
Resources, LLC; Location Equity Holdings, LLC; Location GP Sponsor, LLC; 515 Valencia Sponsor, LLC;
LV Montana Sponsor, LLC; URBIN Founders Group, LLC; URBIN CG Sponsor, LLC; 515 Valencia
Partners, LLC; LV Montana Phase I, LLC; Stewart Grove 1, LLC; Stewart Grove 2, LLC; Location Zamora
Parent, LLC; URBIN Coral Gables Partners, LLC; URBIN Coconut Grove Partners, LLC; URBIN Miami
Beach Partners, LLC; and URBIN Miami Beach II Phase 1, LLC.
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Complaint for Injunctive Relief against Rishi Kapoor (“Kapoor”) and the Receivership Companies
[DE 14-1] alleging that Kapoor used the Receivership Companies to operate a real estate scheme
in violation of the anti-fraud provisions of the federal securities law raising approximately $93
million from more than 50 investors from January 2018 through March 2023.

2. On January 5, 2024, the SEC filed an Expedited Motion for Appointment of
Receiver, Asset Freeze, and Other Related Relief Against the Company Defendants and

Memorandum of Law (the “Receiver Motion”) [DE 16] seeking the appointment of a receiver to

inter alia administer the Receivership Companies’ assets.
3. On January 12, 2024, the Court entered an Order granting the Receiver Motion (the

“Receivership Order”) [DE 28], which appointed Bernice C. Lee as receiver “for the estate of the

Receivership Companies, including any of [their] divisions, subsidiaries, affiliates, successors, and
assigns; and any fictitious business entities or business names created or used by the Receivership
Companies, their divisions, subsidiaries, affiliates, successors, and assigns.” Receivership Order
q2.

4. The Receivership Order further grants the Receiver all powers, authorities, rights
and privileges possessed by the officers, directors, managers, and general and limited parties of
the Receivership Companies under applicable state and federal law, and by any governing charters,
by-laws, articles, and/or agreements, in addition to all powers and authority of a receiver at equity
and under other applicable law. See 9 4.

5. The Receivership Order authorizes the Receiver to transfer or otherwise dispose of

Receivership Property,? other than real estate, in the ordinary course of business, on terms and in

2 Capitalized terms not defined herein shall have the definitions provided for in the Receivership
Order.
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the manner the Receiver deems most beneficial to the Receivership Estate, and with due regard to
the realization of the true and proper value of such Receivership Property. See 4 31.

6. The Receiver is further “authorized, empowered, and directed to develop a plan for
the fair, reasonable, and efficient recovery and liquidation of all remaining, recovered, and
recoverable Receivership Property.” See q 46.

IL. The Miami Beach Project

7. Urbin Miami Beach Partners, LLC (“Urbin Miami Partners”) is a Receivership

Company that owns 100% of Urbin Miami Beach Mezzanine, LLC, which in turn owns 100% of

Urbin Miami Beach Owner, LLC (“Miami Beach Owner”). Miami Beach Owner owned two

parcels in Miami Beach, Florida: 1260 Washington Avenue and 1234 Washington Avenue (the

“Miami Beach Property”). Based on the books and records of the Receivership Companies and

information otherwise available to the Receiver and her professionals, the site plan for the Miami
Beach Property was for a 7 story 80,602+ square feet mixed-use building including retail,
residential, hotel, office and parking, and the proposed project featured 69 units that could be
utilized for residential and hotel.

8. On November 7, 2024, the Court entered the Order Granting Receiver’s Expedited
Motion to Approve Sale of the Miami Beach Property Free and Clear [DE 293] after the Receiver
resolved various objections raised by certain parties who entered into purchase agreements and
provided deposits prior to the receivership [see DE 223, 230, 237, 242 and 246]. The Receiver
and buyer closed on the $17,500,000 sale of the Miami Beach Property on January 7, 2025. At
closing, the sale proceeds were disbursed as follows: (a) $16,578,679.14 to the first position lender,
(b) $4,472.67 for prorated 2025 real estate taxes, (c) $183 for the recording fee, (d) $78,750 for

surtax, (e) $105,000 for documentary stamps tax, (f) $604,448.30 for unpaid 2023 and 2024 real
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estate taxes, (g) $28,466.89 for unpaid utility bills, (h) $25,000 of the carveout for Fisher Auction
Company, (i) $25,000 of the carveout for the Receivership Estate, and (j) $50,000 to the Receiver’s
counsel to hold in trust for the Receivership Estate pending approval of a separate motion. After,
the closing agent advised that there was an overage of $1,117.27 for the utility bills, and on
February 5, 2025, wired $1,117.27 to the first position lender as part of the lender payment.

III.  The Initial 10% Deposits and Pre-Construction Purchase Agreements for the
Miami Beach Project

0. Urbin Miami Partners and/or Urbin Miami Beach Owner entered into more than 40
pre-construction purchase agreements with purchasers for the sale of residential units for the
Miami Beach Property development. Purchasers generally provided total deposit amounts of
approximately 50% or more of the sale price under the purchase agreements.

10.  Urbin Miami Partners entered into an escrow agreement dated December 1, 2021

(the “Escrow Agreement”) with Goodkind & Florio, P.A. (the “Escrow Agent”) under the purchase

agreements and received deposits from the Purchasers. A copy of the Escrow Agreement is
attached hereto as Exhibit 2.

11. In some instances, Urbin Miami Partners and/or Miami Beach Owner used
reservation agreements for prospective purchasers under which a reservation deposit was provided
and held in escrow by the Escrow Agent. If the prospective purchaser entered into a purchase
agreement, the reservation deposit would be provided to the Escrow Agent and credited against
the deposit required under the purchase agreement. In the event the prospective purchaser did not
proceed with a purchase agreement, the reservation deposit would be due to the prospective
purchaser.

12.  Based on the Receiver and her professionals’ review of bank records for the Escrow

Agent’s IOTA account ending in 6787, purchase agreements and reservation agreements, which
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review is ongoing: (a) the Escrow Agent received a total of at least $12,227,000 under the purchase
agreements from more than 40 purchasers consisting of more than $10,000,000 in deposits,
$875,000 in installment deposits from three purchasers, and $440,000 in closing payments from
two purchasers; and (b) approximately 19 purchasers entered into reservation agreements and
provided approximately $816,510 in reservation deposits, which were turned over to the Escrow
Agent and credited against the deposit required under their respective purchase agreement.
Reservation agreements that were terminated without the parties entering into a purchase
agreement are not included in the foregoing amounts.

13. The Escrow Agent was permitted to release the initial 10% deposit only if a bond
or other acceptable assurance was provided. Paragraph C of the Escrow Agreement provides in
part that deposits up to 10% of the sale price “shall be deposited and held, subject to clearance, in

299

a separate escrow account hereinafter referred to as the ‘Ten Percent Escrow Account’”, and excess
deposits will be deposited and held in a separate escrow account. Ex. 2, see 9 C. Paragraph 5 states
that if Miami Beach Partners maintains an acceptable assurance, such as a bond, it will not be
obligated to escrow the deposits under each purchase agreement up to 10% of the sale price, and
the Escrow Agent can disburse the funds to Miami Beach Partners under certain circumstances

including:

In the event Developer delivers one or more irrevocable letters of credit or bonds
to the Escrow Agent in accordance with Section 718.202, Florida Statutes, and this
Agreement, then, upon receipt of a letter from the Division approving same (or any
increase or extension of same) and the Developer’s Withdrawal Certificate, Escrow
Agent shall disburse to Developer the amount of the deposits now or thereafter held
in the Ten Percent Escrow Account equal to, but not in excess of, the aggregate
amount evidenced by the letter(s) of credit or bond(s) delivered to the Division and
so approved]|.]

Ex. 2, 9 5(d).

14.  On February 9, 2023, the Surety issued a Condominium Escrow Deposit Surety
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Bond (#55-226349) (hereinafter, the “Bond”) on behalf of its principal, Urbin Miami Partners, in
the amount of $1,750,000 for the benefit of its obligees, the Division of Florida Condominiums,
Timeshares, and Mobile Homes, Department of Business and Professional Regulation (the
“Division”) and/or the Escrow Agent. A copy of the Bond is attached hereto as Exhibit 3.
Paragraph 4 of the Bond states:

When Principal fails to refund deposits as required by Chapter 718, Florida

Statutes, and/or agreements with buyers, the Escrow Agent, or the Division may

declare this Bond in default and Surety is required to disburse funds in the amount

to refund deposits that are due and payable, within 30 days by Surety as a debt to

the Escrow Agent or the Division the amount payable being subject to any

reductions in the face amount calculated pursuant to paragraph five (5) herein.
Ex. 3,9 4.

15. On February 6, 2023, Urbin Miami Partners, Location Ventures, LLC and Rishi
Kapoor signed an Agreement of Indemnity — Commercial as indemnitors in favor of the Surety.
A copy of the agreement is attached hereto as Exhibit 4.

16.  Based on the Receiver and her professionals’ current review of the bank statements
and other records provided by the Escrow Agent, which is ongoing and subject to modification,
the Escrow Agent released at least $1,725,000 from its 10% deposit account to Urbin Miami
Partner. Also, the Escrow Agent has advised the Receiver that it is currently holding $97,910 from
purchasers in its initial 10% deposit account relating to three purchase agreements.

17.  Counsel for the Surety has confirmed that no collateral was provided by Urbin
Miami Partners or any other entity or individual relating to the Bond, including, but not limited to,
claims of the Surety in the event claims are made against, and payments are made from, the Bond.

18. The Surety has advised the Receiver that, in its experience, this is the second time

in Florida that a surety has had to disburse funds under a 10% deposit bond after a developer failed

to return the deposits. The Surety and Receiver are concerned about duplicative claims that may
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be made relating to the Bond and against the Receivership Estate.

19. Through the Motion, the Receiver seeks to obtain the Bond proceeds and establish
a Bond claims process through which the purchasers may submit a claim for their initial 10%
deposit provided for the Miami Beach Property.

THE PROPOSED STIPULATION WITH THE SURETY

20. In consideration of the foregoing, and other good and valuable consideration, the
receipt and sufficiency of which are hereby acknowledged, and without admitting any wrongdoing
or liability, if the Court approves the Motion, the Receiver and Surety agree as follows:

a.  Within 30 days of the Bond Claim Bar Date (defined below), the Receiver will
provide the Surety with a list of Bond Claims (defined below) submitted to the
Receiver on or before the Bond Claim Bar Date.

b.  Within 15 days of the Surety’s receipt of the list of Bond Claims, the Surety will
tender an amount equal to the total of the Bond Claims up to $1,750,000 (the “Bond
Proceeds™) to the Receiver constituting the proceeds from the Bond. The Bond
Proceeds will be tendered by the Surety to the Receiver via check to the Location
Ventures Receivership. The Receiver will separately account for the Bond Proceeds
and disbursement of such proceeds.

c.  The Bond Proceeds will be disbursed to purchasers under the Bond Claims Process
(defined below), and as proposed by the Receiver and approved by the Court.

d. Inthe event there are excess Bond Proceeds after the Receiver’s completion of the
Bond Claims Process and distribution process, the Receiver will refund such excess
funds to the Surety.

e.  The Surety agrees to the Bond Claims Process and the relief sought in the Motion
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and proposed order.

f.  Inthe event the Court approves a general claims process for Urbin Miami Partners
and the Miami Beach Property, the Surety may assert an unsecured claim for the
total amount of Bond Proceeds that it tendered to the Receiver that were disbursed
to Eligible Purchasers, less any excess funds the Receiver provided to the Surety,
which claim will be subject to the Receiver’s review and objection and further
Court order.

THE PROPOSED BOND CLAIMS PROCESS

21. To streamline and facilitate claims against, and payments from, the Bond proceeds
for the initial 10% deposit provided by the purchasers with respect to the Miami Beach Property,
and prevent duplicative, inflated or otherwise problematic claims against the Surety, the Division,
the Receivership Property and the Receivership Estate, the Receiver proposes the following bond

claims process (the “Bond Claims Process”):

a. The following purchasers are eligible to assert a claim against the Bond and
participate in the Bond Claims Process: any purchaser who: (i) entered into a pre-
construction purchase agreement with Urbin Miami Partners and/or Miami Beach
Owner for the Miami Beach Property, and (ii) tendered an initial 10% deposit that

has not been refunded (the “Eligible Purchasers™).

b.  Eligible Purchasers who seek to assert a claim against the Bond and to participate
in the Bond Claims Process, must send an email with the following documents to

Bernice C. Lee (Receiver) at blee@kttlaw.com, and Meaghan Goldstein (counsel

for Receiver) at mgoldstein@kttlaw.com: (i) a properly completed Bond claim

form signed by the Eligible Purchaser(s) stating that they terminate their purchase
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agreement, seek payment of their initial 10% deposit from the Bond, and have not
received a refund of any portion of the initial 10% deposit; (i1) the Bond claim form
must include their email addresses and physical address where payments should be
mailed via U.S. Mail if their claim is approved; (iii) a copy of their fully executed
purchase agreement; and (iv) a copy of all bank records demonstrating that they
tendered the initial 10% deposit to the Escrow Agent (collectively, the “Bond
Claim”). A proposed Bond claim form is attached hereto as Exhibit 5.

c.  Any Eligible Purchasers must submit their Bond Claim by 11:59 p.m. (prevailing
Eastern Time) on a date that is 120 days from entry of the Order granting this

Motion (the “Bond Claim Bar Date”).

d.  Any Eligible Purchasers who fail to timely submit a Bond Claim (i) shall be forever
barred, estopped, and enjoined to the fullest extent allowed by applicable law from
asserting, in any manner, such Bond Claim against the Receivership Companies,
Receivership Property, Receivership Estate, Surety and Division; (ii) shall not
receive any distributions from the Bond Proceeds; and (iii) shall not be permitted
to object to any distribution of the Bond Proceeds.

e.  Following the Bond Claims Bar Date, the Receiver will approve or reject, in whole
or in part, all Bond Claims submitted by the Bond Claims Bar Date:

1. In the event the Receiver rejects a Bond Claim, in whole or in part, the
Receiver will apprise the Eligible Purchaser via the email address provided
in the Bond Claim, and if email is not available by U.S. mail, of the rejection

of the Bond Claim and the basis for the rejection (the “Rejection Notice™).

1. Within 60 days after service of the Rejection Notice (the “Reconsideration
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Deadline), any Eligible Purchaser whose Bond Claim is rejected by the
Receiver, in whole or in part, may request that the Receiver reconsider that

denial by sending to Bernice C. Lee (Receiver) at blee@kttlaw.com and

Meaghan Goldstein (counsel for Receiver) at mgoldstein@kttlaw.com a

letter seeking reconsideration of the Rejection Notice that states the basis of

the Bond Claim and response to the Rejection Notice (the “Reconsideration

Letter”). The Reconsideration Letter must be actually received by the
Receiver and her counsel by the Reconsideration Deadline.

iii. The Receiver shall have 60 days after receipt of a timely Reconsideration
Letter to reconsider any request by any Eligible Purchaser whose Bond
Claim was initially rejected by the Receiver, and to apprise the Eligible
Purchaser via the email address provided in the Bond Claim, and if email is
not available by U.S. mail, of the reconsideration or rejection of the Bond

Claim (the “Final Determination Notice”).

iv. Within 30 days of service of the Final Determination Notice (the “Appeal
Deadline”), any Eligible Purchaser whose Bond Claim was finally rejected
by a Final Determination Notice may appeal the Receiver’s rejection of the
Bond Claim to the Court by timely filing with the Court an Appeal of Final
Determination Notice which must state the basis of the Bond Claim and the
Eligible Purchaser’s response to the Final Determination Notice.

v. The Receiver’s Response to an appeal filed with the Court shall be due within
30 days after such appeal is filed. Following the time for the Receiver’s

Response, the Court may make a final determination or may set the matter

10
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for hearing. A final determination by the Court is final for all purposes.

Any Eligible Purchaser who receives a Rejection Notice or Final Determination
Notice, but fails to file in a timely manner or in a proper form a Reconsideration
Letter by the Reconsideration Deadline or an Appeal of Final Determination Notice
by the Appeal Deadline: (i) shall be forever barred, estopped, and enjoined to the
fullest extent allowed by applicable law from asserting, in any manner, such Bond
Claim against the Receivership Companies, Receivership Property, Receivership
Estate, Surety and Division; (ii) shall not receive any distributions from the Bond
Proceeds; and (iii) shall not be permitted to object to any distribution of the Bond
Proceeds.

f.  After the Receiver completes the Bond claims review process, the Receiver will
file an appropriate motion setting forth her proposed disbursement of the Bond
Proceeds to Eligible Purchasers with allowed claims, which will be subject to Court
approval.

g.  Any Eligible Purchaser who receives payment of Bond Proceeds from the Receiver
shall be deemed to release any and all claims they may have against the
Receivership Companies, Receivership Property, Receivership Estate, Surety and
Division, with respect to their Bond Claim and the initial 10% deposits.

h.  Nothing herein authorizes or shall be construed to authorize the Eligible Purchasers
or any other party to pursue or take any other actions against the Receiver,
Receivership Companies, Receivership Property, Receivership Estate, Surety
and/or Division that are enjoined or otherwise prohibited by the Receivership

Order.

11
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22. Nothing herein shall prejudice any right of the Receiver to dispute, or assert offsets
or defenses as to the nature, amount, liability, classification, or otherwise against, any amounts
asserted in any claim. Nothing contained herein is intended to preclude the Receiver from objecting
to any claim on any grounds.

23. The Receiver will provide notice of the Motion and Order granting the Motion to
all parties listed in the below certificate of service, which includes all Eligible Purchasers the
Receiver is aware of who may assert a Bond Claim.

MEMORANDUM OF LAW

“A “district court has broad powers and wide discretion to determine relief in an equity
receivership.”” SEC v. Wells Fargo Bank, N.A., 848 F.3d 1339, 1343—44 (11th Cir. 2017) (quoting
SECv. Elliott, 953 F.2d 1560, 1566 (11th Cir. 1992)); see also SEC v. Homeland Commc'ns Corp.,
2010 WL 2035326, at *1-*2 (S.D. Fla. 2010) (“In equity receiverships resulting from SEC
enforcement actions, district courts have very broad powers and wide discretion to fashion
remedies and determine to whom and how the assets of the Receivership Estate will be
distributed.”). “This discretion derives from the inherent powers of an equity court to fashion
relief.” Elliott, 953 F.2d at 1566 (citing SEC v. Safety Finance Service, Inc., 674 F.2d 368, 372
(5th Cir. 1982)). “[A]ny action by a trial court in supervising an equity receivership is committed
to his sound discretion and will not be disturbed unless there is a clear showing of abuse.” S.E.C.
v. Pension Fund of Am. L.C., 377 F. App'x 957, 961 (11th Cir. 2010) (quotations omitted).

The Court’s broad powers and wide discretion to determine relief in an equity receivership
encompass granting relief with respect to proposed stipulations if they are fair, reasonable and
adequate. SEC & Exch. Comm’n v. 1 Glob. Cap. LLC, 2018 WL 8050527, at *2 (S.D. Fla. Dec.

27,2018) (“A district court reviews settlements proposed by receivers for fairness, reasonableness,

12
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and adequacy.”). Also, “among these broad powers is the power to establish proof of claim
procedures and set an effective claims bar date.” SEC v. Wells Fargo, 848 F.3d at 1344 (citing
SEC v. Tipco, Inc., 554 F.2d 710, 711 (5th Cir. 1977)). A receiver has discretion to construct and
propose a claims administration process in order to effectuate their duties. The court should
approve such process if it is fair and equitable under the circumstances. See Sec. & Exch. Comm'n
v. Onix Cap., LLC, No. 16-24678-CIV, 2018 WL 1124435, at *2 (S.D. Fla. Feb. 23, 2018)
(approving receiver’s proposed claims administration process and stating “I find it to be fair and
equitable.”).

In receivership proceedings, “[e]very person who has any claim or demand against the
estate or property in the custody of the court through the receiver, . . . must assert such claim or
demand in the court in which such receiver was appointed.” Ralph E. Clark, Clark on Receivers §
646, at 1132 (3rd ed. 1992). Although there are many ways in which a claimant can assert a claim,
one such way is for claimants to be authorized “under a general order of the appointing court [to
file their] claim(s) with the receiver . . . and if the receiver allow(s) the claim it must be approved
or disapproved by the appointing court, in which event the action of the appointing court is
equivalent to a judgment or a decree determining the existence and amount of the indebtedness . .
.7 1d. “Claims should be presented in a formal way following generally the practice of presenting
sworn proofs of claim in bankruptcy.” Id. at § 651, at 1142. “The claims should be definite enough
to enable the receiver to pass on their validity, fairness and legality and to place them in their
proper and legal category of claims for preference, if any.” 1d..

Courts with jurisdiction over a receivership will enter an order limiting the time within
which claims are presented. See id. at § 652, at 1142 (citing Chicago Title & Trust Co. v. Fox

Theatres Corp., 91 F.2d 907 (2d Cir. 1937); People of New York v. Hopkins, 18 F.2d 731 (2d Cir.

13
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1927)). Such an order limiting the time within which claims are to be presented has been deemed
to be necessary to “lay the foundation for the court to order payment to creditors and distribution
to those entitled to receive.” Id. § 651, at 1142. Furthermore, a court “by advertisement and by
proper notices by mail, by publication and otherwise should take every precaution to notify
everyone interested in and substantially affected by the receivership.” Id. § 652, at 1143. “When
it comes to fashioning a claims process,” no specific scheme is mandated so long as the plan is fair
and equitable.” SEC v. Homeland Commc'ns Corp., 2010 WL 2035326, at *1-*2.

The Court should exercise its discretion to approve the relief requested in this motion. The
Receivership Order specifically charged the Receiver with “marshaling and preserving all assets
of the Company Defendants” and to “develop a plan for the fair, reasonable, and efficient recovery
and liquidation of all remaining, recovered, and recoverable Receivership Property[.]”
Receivership Order 2, 4 46. In exercising her duties, the Receiver has determined that the
stipulation with the Surety under which the Surety will provide up to $1,750,000 to disburse to
Eligible Purchasers with allowed claims under the Bond Claims Process, and the Bond Claims Bar
Date and Bond Claims Process described above are fair, adequate and reasonable under the
circumstances. The Miami Beach Property has been sold, and the purchaser did not assume the
purchase agreements. The sale proceeds were not sufficient to provide a source of recovery for
Eligible Purchasers. With the Bond Proceeds, the Receiver will be able to provide a recovery of
up to 10% of deposit funds to Eligible Purchasers with allowed Bond Claims. The relief sought by
the Receiver falls squarely within the Court’s inherent powers as a court of equity to fashion relief,
and within the Receiver’s duties as set forth in the Receivership Order.

WHEREFORE, the Receiver respectfully requests that the Court enter an order

substantially in the same form as the proposed order attached hereto as Exhibit 1: (a) granting this

14
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Motion and approving the stipulation with the Surety; (b) approving the Bond Claims Process and
Bond claim form; (c) establishing the Bond Claims Bar Date by which Eligible Purchasers must
submit Bond Claims; and (d) granting such other and further relief as the Court deems just and
proper.

CERTIFICATION OF CONFERENCE WITH COUNSEL

Counsel for the SEC has informed the Receiver that it has no objection to the relief
requested herein. Counsel for defendant Rishi Kapoor has informed the Receiver that he has no
objection to the relief requested herein. The Surety agrees to the Bond Claims Process and the
relief sought in the Motion and proposed order. The Receiver provided the Motion, proposed order
and Bond Claim Form to the Division on April 10, 2025, and after, provided revised versions on
April 21, 2025. As of the date of filing the Motion, the Division has not provided any comments
or objections.

Respectfully submitted,
By: /s/ Bernice C. Lee
Bernice C. Lee

Florida Bar No. 0073535

Email: blee@kttlaw.com
Receiver for the Receivership Entities

-and-

KozyAK TROPIN & THROCKMORTON, LLP
2525 Ponce de Leon Boulevard, 9th Floor
Coral Gables, Florida 33134

Tel: (305) 372-1800

David L. Rosendorf

Florida Bar No. 996823

dlr@kttlaw.com

Meaghan E. Goldstein

Florida Bar No. 1024796
mgoldstein@kttlaw.com

Attorneys for Bernice C. Lee, Receiver for
Receivership Entities

15
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CERTIFICATE OF SERVICE

I HEREBY CERTIFY that a true and correct copy of the foregoing has been served this
Ist day of August, 2025 via CM/ECF upon all counsel of record and via email and/or U.S. mail on
the following interested parties listed in the Service List.

By: /s/ Bernice C. Lee
Bernice C. Lee

16
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SERVICE LIST
The Pick LLC Runlight LLC
3703 Hertford Ct Corporaciones America LLC, as
Greenacres, FL 33463 Registered Agent
enriquemayol@gmail.com 20900 NE 30 Ave., Suite 200-27
Aventura, FL 33180
The Pick LLC
Abitos Advisors LLC, as Registered Agent Jolus LLC
255 Aragon Ave., 2nd Floor c/o Premier International LLC,
Coral Gables, FL 33134 as Registered Agent
150 SE 2nd Ave, Ste 701
The Pick LLC Miami, FL 33131
David P. Reiner, II, Esq.
Reiner & Reiner, P.A. Jolus LLC
9100 So. Dadeland Blvd., Suite 901 c/o Jay R. Tome, Esq.
Miami, FL 33156-7815 The Tome Law Firm, P.A.

jayrtome@tomelawfirm.com

Monica Acosta Wiesner

and Lina Maria Acosta Wiesner Jolus LLC
Monica Acosta Carrera 71# 97-75 Edificio Hacienda De Pena Blanca Numero 9
Casona De Pontevedra Apt 502 Lomas De La Hacienda
COLUMBIA Atizpan De Zaragoza, MEXICO 52925
linawiesner@hotmail.com jolobregon@hotmail.com
Monica Acosta Wiesner & Lina Maria Luis Carlos LLC
Acosta Wiesner c/o Tax Solutions & Bookkeeping LLC, as
Jay R. Tome, Esq. Registered Agent
The Tome Law Firm, P.A. 7751 Kingspointe Pkwy, Suite 119
jayrtome(@tomelawfirm.com Orlando, FL 32819
Real Estate Viand Globe LLC Luis Carlos LLC
c/o Sunny 365 Management LLC, as 2077 Discovery Circle East
Registered Agent Deerfield Beach, FL 33442
6735 Conroy Rd, Ste 209 michelmendoza@yahoo.com
Orlando, FL 32835
milton.mendoza@inmobiliariaviand.cl Luis Carlos, LLC
c/o Jay R. Tome, Esq.
Real Estate Viand Globe LLC The Tome Law Firm, P.A.
c/o Jay R. Tome, Esq. jayrtome@tomelawfirm.com

The Tome Law Firm, P.A.
jayrtome@tomelawfirm.com

Real Estate Viand Globe LLC
6735 Conroy Road, Ste 209
Orlando, FL 32835
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Enda Ximena Galarza Tamayo
and Ricardo Leon Munera Uribe
Carrera 118 #4-147 Casa 10
Condominio Gaudi

Cali, COLUMBIA 760031
rilemu@hotmail.com
ximegalarza7@hotmail.com

Octavio Villavicencio Vaca
Direccion Calle y La Madrid 824
Tarija, BOLIVIA
octaviovillavicenciovaca@gmail.com

Octavio Villavicencio Vaca
c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome@tomelawfirm.com

Wolberg Group LLC

701 N International Blvd, Suite 123-6406
Hidalgo, TX 78557
wolberg@drwolberg.com

Wolberg Group LLC

c/o Susie Chemen Consulting LLC
20533 Biscayne Blvd, 1326
Aventura, FL 33180

Antesor Investments USA Corp
800 SE 4™ Ave, Suite 139
Hallandale Beach, FL 33009
jespinos@vbtravelgroup.com

Antesor Investments USA Corp
c/o Tu Contador en Miami, as
Registered Agent

1946 Tyler St

Hollywood, FL 33020

Alejandra C. Gorrin

12500 Southwest 74th Avenue
Pinecrest, FL 33009
cgorrin@donpan.com
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Fernando Schmidt

La Vendimia 6191 Apt 202
Vitacura, Santiago CHILE 7660313
Fernando@consultek.cl

VT 213 Corp

2665 Executive Park Drive, Ste 2
Weston, FL 33331
hernan.vega@rrsa.mx

VT 213 Corp

c/o E&F Latin Group LLC

1820 N Corporate Lakes Blvd, Ste 109
Weston, FL 33326

Pamela Caratonni

Pellegrini 499

Salta, ARGENTINA A4400
carpamela@hotmail.com

Vanina Caratonni

499 Pellegrini

Salta, ARGENTINA A4400
vaninacaratonni(@hotmail.com

Vanina Caratonni

c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome@tomelawfirm.com

Luis Marcelo Laroz

Cariola 388 Yerba Buena Tucuman
Argentina

Imarce la@hotmail.com

Luis Marcelo Laroz

c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome@tomelawfirm.com

Alejandro Victor Laroz

San Lorenzo 119 San M. De Tucuman
Argentina

alaroz(@mobilear.com.ar
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Alejandro Victor Laroz

c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome@tomelawfirm.com

Fabio Gabriel Caminiti
Gobernador Garcia 1268
Castelar, Buenos Aires
ARGENTINA
fabiocaminiti@yahoo.com.ar

Juan Manuel Garcia - TBA

Avda Europa 19b Portal 8 Bajo B. 28224
Pozuelo

De Alarcon Madrid, SPAIN
jmanuel.garcia@cepsa.com

Paula Caratonni

Pellegrini 499

Salta, ARGENTINA A4400
paulacaratonni@hotmail.com

Paula Caratonni

c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome(@tomelawfirm.com

Agcemala2 LLC

Attn: Laurent Puons and Agnes Puons
100 NE 92 St.

Miami Shores, FL 33138
Ipouns@monacomediax.com

Agcemala2 LLC
2901 NE 1st Ave, Apt 1413
Miami, FL 33137

Agcemala2 LLC

c/o Puons Laurent, as Registered Agent
2901 NE Ist Ave, Apt 1413

Miami, FL 33137
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Mariano Starowicz

and Maria Florencia Esteche

Av. Cervino 3220 Piso 2 B CP 1425
Caba, ARGENTINA
Mstarowicz@Gmail.Com
mariaesteche2020@gmail.com

Mariano Starowicz

and Maria Florencia Esteche
c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome(@tomelawfirm.com

Flamingo Rent LLC

1100 Brickell Bay Drive Apt 53 M
Miami, FL 33131
jmacarmona@hotmail.com

Flamingo Rent, LLC
25 SE 2 Ave Ste 410
Miami, FL 33131

Flamingo Rent, LLC

c/o Suarez, Vega & Associates, Inc.,
as Registered Agent

25 SE 2 Ave, Ste 410

Miami, FL 33131

Flamingo Rent, LLC

c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome(@tomelawfirm.com

Jacob Cheja Sitton

Fuente de Diana 353

Mexico City, MEXICO 53950
Jacobochl@hotmail.com

Jacob Cheja Sitton

c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome(@tomelawfirm.com

Moises Zirdok Cain
marino(@mexico.com.mx
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Moises Zirdok Cain

c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome(@tomelawfirm.com

Chin Hung Kuo and Yuliia Horbaliuk
15700 Collins Avenue, Unit 3001
Sunny Isles Beach, FL 33160
yulia.horbaliuk(@gmail.com
richard@fluotics.com

Urban Haven, LLC

1100 Brickell Bay Drive, Apt 53 M
Miami, FL 33131
jmacarmona@hotmail.com

Urban Haven, LLC
25 SE 2 Ave, Ste 410
Miami, FL 33131

Urban Haven, LLC

c/o Suarez, Vega & Associates, Inc., as
Registered Agent

25 SE 2 Ave, Ste 410

Miami, FL 33131

Urban Haven, LLC

c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome(@tomelawfirm.com

Segre LLC by Karim Hagar
4785 Pine Creek Lane

El Paso, TX 79922
osotte@yahoo.com

Wisnicka Magdalena

and Wisnicka Wiktoria

U1 Motorowa 10/86 04-035
Warszawa, POLAND
wisnicka.wiktoria@gmail.com
wisnicka.magda@gmail.com

Santino Investments LLC

Attn: Carlos A. Vazquez, Authorized
Member

3716 NE 168 St # 403

North Miami Beach, FL 33160
alejovaz2002(@yahoo.com.ar

Santino Investments LLC

c¢/o MZA International LLC
3716 NE 168 St, 403

North Miami Beach, FL 33160

Santino Investments LLC
c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome(@tomelawfirm.com

Gustavo Fernandez

3400 Galt Ocean Drive PH 2S
Ft. Lauderdale, FL 33308
director(@maesco.co

Cecilia Pasara

Av. Circunvalacion Golf Los Inkas 404 G3
101 Surco

Lima, PERU 3333
ceciliapasara@gmail.com

Gustavo Fernandez and Cecilia Pasara
c/o Matthew Maranges, Esq.

Jones Walker LLP

201 S Biscayne Blvd, Ste 3000
Miami, FL 33131
mmaranges@joneswalker.com
jtennessee(@joneswalker.com

Crystal Valley Investments LLC
1500 NW 89 Court, Suite 201
Doral, FL 33172
nenalandaeta@outlook.com

Crystal Valley Investments LLC
2320 Ponce de Leon Blvd
Coral Gables, FL 33134


mailto:yulia.horbaliuk@gmail.com
mailto:richard@fluotics.com
mailto:jmacarmona@hotmail.com
mailto:osotte@yahoo.com
mailto:WISNICKA.WIKTORIA@GMAIL.COM
mailto:WISNICKA.MAGDA@GMAIL.COM
mailto:alejovaz2002@yahoo.com.ar
mailto:director@maesco.co
mailto:ceciliapasara@gmail.com
mailto:mmaranges@joneswalker.com
mailto:jtennessee@joneswalker.com
mailto:nenalandaeta@outlook.com

Case 1:23-cv-24903-JB Document 440 Entered on FLSD Docket 08/01/2025 Page 21 of 22

Crystal Valley Investments LLC

c/o Worldwide Corporate Administrators
LLC

2330 Ponce De Leon Blvd

Coral Gables, FL 33134

Crystal Valley Investments

c/o Alessandra Stivelman, Esq.
Eisinger Law

4000 Hollywood Blvd Ste 265-south
Hollywood, FL 33021
astivelman(@eisingerlaw.com

Walter Otto Guerrero Brieger

Barrio Aranjuez antes de Avenida principal
esquina avenida Oscar Alfaro

Tarija, BOLIVIA
guerrerobrieger@gmail.com

Walter Otto Guerrero Brieger
c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome@tomelawfirm.com

Mario Leonardo Mauriziano Apolito
Camino Punta de Aguila, Interior #4157,
Lo Barnecha, CHILE
Mario@yamaimport.cl

Mario Leonardo Mauriziano Apolito
c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome@tomelawfirm.com

Pablo Fabian Marcheselli Macias

& Rocio Belen Marcheselli Gonzalez
Azopardo 2333, Bella Vista

Buenos Aires, ARGENTINA
rociomarcheselli@gmail.com
pablis63@hotmail.com

Gonzalo Luis Tosti Ibanez
Av. Juan Bautistaalberdi
1342 Piso 9, Dept C

Caba, ARGENTINA
gonzalotosti@hotmail.com

Runlight LLC

Attn: Pamela Carattoni

20900 NE 30 Ave, Suite 200-27
Aventura, FL 33180

Runlight LLC

c/o Corporaciones America LLC
20900 NE 30 Ave, Suite 200-27
Aventura, FL 33180

Runlight LLC

c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome(@tomelawfirm.com

Pamela Carattoni

c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome@tomelawfirm.com

Trunk Bay Properties LLC
1101 NE 109 Street

Miami, FL 33131

patty muller84@yahoo.com

Trunk Bay Properties LLC

c/o Veronica Zalaquett, as Registered Agent
1101 NE 109 Street

Miami, FL 33131

Mario Alberto Pereyra

and Ana Maria Santiago

Manzana 35 Lote 1 Las Cigarras

Valle Escondido, Cordoba ARGENTINA
argpereyamario@hotmail.com
anaassantiago 1 @gmail.com

Carlota At South Beach LLC
2 Cadence Ct.

Spring, TX 77389
mifnaves@gmail.com

Carlota At South Beach LLC
c/o Juan Carlos Naves Gurza
511 16th St

Miami Beach, FL 33139
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8121 NW 45" Real Estate Corp
8121 Northwest 45" Avenue
Miami, FL 33147
juanfsuarez@unidrogas.com

8121 NW 45 Real Estate Corp

c/o Carlos A Espinosa, as Registered Agent
175 SW 7TH Street, 1817

Miami, FL 33130

8121 NW 45" Real Estate Corp
c/o Jay R. Tome, Esq.

The Tome Law Firm, P.A.
jayrtome@tomelawfirm.com

Alejandra E. Rosso and Gaston A. Bono
rosssoale@hotmail.com
bonogaston@hotmail.com

Dept. of Business and Professional
Regulation, Div. of Florida Condominiums,
Timeshares, and Mobile Homes

2601 Blair Stone Road

Tallahassee, FL 32399

Dept. of Business and Professional
Regulation, Div. of Florida Condominiums,
Timeshares, and Mobile Homes

8550 N.W. 33rd Street, Suite 401

Doral, FL 33122

Dept. of Business and Professional
Regulation, Div. of Florida Condominiums,
Timeshares, and Mobile Homes
diana.kampert@myfloridalicense.com

The Honorable James Uthmeier
Office of the Attorney General
The Capitol, PL-O1
Tallahassee, FL 32399

United Fire & Casualty Company
c/o Steve Kerbel

Etcheverry Harrison, LLP

150 S Pine Island Rd Ste 105
Plantation, FL 33324-2605

United Fire & Casualty Company
c/o Gerard Kouri

5311 King Arthur Ave

Davie, FL 33331-3340

Goodkind & Florio, P.A.
Attn: Kenneth R Florio
Goodkind & Florio, P.A.
12861 SW 68th Ave
Pinecrest, FL 33156-6255

Goodkind & Florio, P.A.
Attn: Brian Goodkind
4121 La Playa Blvd
Miami, FL 33133-6320

Jay R Tome

The Tome Law Firm, P.A.
6840 Griffin Rd

Davie, FL 33314-4341
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UNITED STATES DISTRICT COURT
SOUTHERN DISTRICT OF FLORIDA

CASE NO.: 23-24903-CIV-JB
SECURITIES AND EXCHANGE COMMISSION,

Plaintiff,
V.

RISHI KAPOOR, et al.,

Defendants.
/

ORDER GRANTING RECEIVER’S MOTION TO APPROVE STIPULATION WITH
SURETY AND BOND CLAIMS PROCESS FOR MIAMI BEACH PROPERTY

THIS CAUSE came before the Court on the Receiver, Bernice C. Lee’s Motion to
Approve Stipulation with Surety and Bond Claims Process for Miami Beach Property (the
“Motion”). ECF No. [ ]. The Court has carefully considered the Motion and the pertinent
portions of the record and relevant legal authorities, and being otherwise fully advised of the
premises, it is hereby ORDERED and ADJUDGED:

1. The Receiver’s Motion ECF No. [ ]is GRANTED.

2. This Court hereby establishes 11:59 p.m. (prevailing Eastern Time) as the date that

is 120 days after the entry of this Order as the deadline for all Eligible Purchasers
(defined below) to submit completed and signed bond claim forms and supporting
documentation evidencing their Bond Claims against the Bond! and to participate
in the Bond Claims Process (the “Bond Claim Bar Date”).

3. The Bond claim form attached to the Motion as Exhibit 5, and the Bond Claims

Process set forth in the Motion and herein (the “Bond Claims Process”) are

! Capitalized terms not defined herein shall have the definitions provided for in the Motion.

1
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APPROVED.

4, The form and manner of notice of the Motion, Bond Claim Bar Date, and Bond

Claims Process described in the Motion are APPROVED.

5. The Receiver is authorized and instructed to initiate the following Bond Claims

Process:

a. The following purchasers are eligible to assert a claim against the Bond and
participate in the Bond Claims Process: any purchaser who: (i) entered into a
pre-construction purchase agreement with Urbin Miami Partners and/or Miami
Beach Owner for the Miami Beach Property, and (i1) tendered an initial 10%
deposit that has not been refunded (the “Eligible Purchasers™).

b. Eligible Purchasers who seek to assert a claim against the Bond and to
participate in the Bond Claims Process, must send an email with the following

documents to Bernice C. Lee (Receiver) at blee@kttlaw.com, and Meaghan

Goldstein (counsel for Receiver) at mgoldstein@kttlaw.com: (i) a properly

completed Bond claim form signed by the Eligible Purchaser(s) stating that they
terminate their purchase agreement, seek payment of their initial 10% deposit
from the Bond, and have not received a refund of any portion of the initial 10%
deposit; (i1) the Bond claim form must include their email addresses and
physical address where payments should be mailed via U.S. Mail if their claim
is approved; (iii) a copy of their fully executed purchase agreement; and (iv) a
copy of all bank records demonstrating that they tendered the initial 10%
deposit to the Escrow Agent (collectively, the “Bond Claim™).

c. Any Eligible Purchasers who fail to timely submit a Bond Claim (i) shall be
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forever barred, estopped, and enjoined to the fullest extent allowed by

applicable law from asserting, in any manner, such Bond Claim against the

Receivership Companies, Receivership Property, Receivership Estate, United

Fire & Casualty Company (the “Surety”) and Division of Florida

Condominiums, Timeshares, and Mobile Homes, Department of Business and

Professional Regulation (the “Division”); (i1) shall not receive any distributions

from the Bond Proceeds (defined below); and (iii) shall not be permitted to

object to any distribution of the Bond Proceeds.
d. Following the Bond Claims Bar Date, the Receiver will approve or reject, in
whole or in part, all Bond Claims submitted by the Bond Claims Bar Date:

i. In the event the Receiver rejects a Bond Claim, in whole or in part, the
Receiver will apprise the Eligible Purchaser via the email address provided
in the Bond Claim, and if email is not available by U.S. mail, of the rejection
of the Bond Claim and the basis for the rejection (the “Rejection Notice™).

i1. Within 60 days after service of the Rejection Notice (the “Reconsideration
Deadline™), any Eligible Purchaser whose Bond Claim is rejected by the
Receiver, in whole or in part, may request that the Receiver reconsider that

denial by sending to Bernice C. Lee (Receiver) at blee@kttlaw.com and

Meaghan Goldstein (counsel for Receiver) at mgoldstein@kttlaw.com a

letter seeking reconsideration of the Rejection Notice that states the basis of
the Bond Claim and response to the Rejection Notice (the “Reconsideration
Letter”). The Reconsideration Letter must be actually received by the

Receiver and her counsel by the Reconsideration Deadline.
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iii. The Receiver shall have 60 days after receipt of a timely Reconsideration
Letter to reconsider any request by any Eligible Purchaser whose Bond
Claim was initially rejected by the Receiver, and to apprise the Eligible
Purchaser via the email address provided in the Bond Claim, and if email is
not available by U.S. mail, of the reconsideration or rejection of the Bond
Claim (the “Final Determination Notice”).

iv. Within 30 days of service of the Final Determination Notice (the “Appeal
Deadline), any Eligible Purchaser whose Bond Claim was finally rejected
by a Final Determination Notice may appeal the Receiver’s rejection of the
Bond Claim to the Court by timely filing with the Court an Appeal of Final
Determination Notice which must state the basis of the Bond Claim and the
Eligible Purchaser’s response to the Final Determination Notice.

v. The Receiver’s Response to an appeal filed with the Court shall be due
within 30 days after such appeal is filed. Following the time for the
Receiver’s Response, the Court may make a final determination or may set
the matter for hearing. A final determination by the Court is final for all
purposes.

e. Any Eligible Purchaser who receives a Rejection Notice or Final Determination
Notice, but fails to file in a timely manner or in a proper form a Reconsideration
Letter by the Reconsideration Deadline or an Appeal of Final Determination
Notice by the Appeal Deadline: (i) shall be forever barred, estopped, and
enjoined to the fullest extent allowed by applicable law from asserting, in any

manner, such Bond Claim against the Receivership Companies, Receivership
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Property, Receivership Estate, Surety and Division; (ii) shall not receive any
distributions from the Bond Proceeds; and (iii) shall not be permitted to object
to any distribution of the Bond Proceeds.

f. After the Receiver completes the Bond claims review process, the Receiver will
file an appropriate motion setting forth her proposed disbursement of the Bond
Proceeds to Eligible Purchasers with allowed claims, which will be subject to
Court approval.

g. Any Eligible Purchaser who receives payment of Bond Proceeds from the
Receiver shall be deemed to release any and all claims they may have against
the Receivership Companies, Receivership Property, Receivership Estate,
Surety and Division, with respect to their Bond Claim and the initial 10%
deposits.

h. Nothing herein authorizes or shall be construed to authorize the Eligible
Purchasers or any other party to pursue or take any other actions against the
Receiver, Receivership Companies, Receivership Property, Receivership
Estate, Surety and/or Division that are enjoined or otherwise prohibited by the
Receivership Order.

1. Nothing herein shall prejudice any right of the Receiver to dispute, or assert
offsets or defenses as to the nature, amount, liability, classification, or otherwise
against, any amounts asserted in any claim. Nothing contained herein is
intended to preclude the Receiver from objecting to any claim on any grounds.

6. The stipulation between the Receiver and Surety is APPROVED.

7. Within 30 days of the Bond Claim Bar Date, the Receiver will provide the Surety
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with a list of Bond Claims submitted to the Receiver on or before the Bond Claim
Bar Date.

8. Within 15 days of the Surety’s receipt of the list of Bond Claims, the Surety will
tender an amount equal to the total of the Bond Claims up to $1,750,000 (the “Bond
Proceeds™) to the Receiver constituting the proceeds from the Bond. The Bond
Proceeds will be tendered by the Surety to the Receiver via check to the Location
Ventures Receivership. The Receiver will separately account for the Bond Proceeds
and disbursement of such proceeds.

0. The Bond Proceeds will be disbursed to purchasers under the Bond Claims Process,
and as proposed by the Receiver and approved by the Court.

10. In the event there are excess Bond Proceeds after the Receiver’s completion of the
Bond Claims Process and distribution process, the Receiver will refund such excess
funds to the Surety.

11. In the event the Court approves a general claims process for Urbin Miami Partners
and the Miami Beach Property, the Surety may assert an unsecured claim for the
total amount of Bond Proceeds that it tendered to the Receiver that were disbursed
to Eligible Purchasers, less any excess funds the Receiver provided to the Surety,
which claim will be subject to the Receiver’s review and objection and further
Court order.

DONE AND ORDERED in Miami, Florida this day of , 2025.

JACQUELINE BECERRA
UNITED STATES DISTRICT JUDGE
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ESCROW AGREEMENT

THIS AGREEMENT is made as of the 1% day of December, 2021, by and between Goodkind & Florio, P.A.
(“Escrow Agent”), having an office at 4121 La Playa Boulevard, Miami, FL 33133, and URBIN MIAMI BEACH PARTNERS

LLC, a Florida limited liability company (“Developer”), having an office at 299 Alhambra Circle, Suite 510, Coral
Gables, Florida 33134,

WITNESSETH

A. Developer proposes to construct and develop a condominium to be located at approximately 1234
Washington Avenue, Miami Beach, Florida, tentatively named Urbin Miami Beach Condominium {as may hereafter
be renamed, the “Condominium”).

B. Developer has or intends to enter into contracts for the sale and purchase of units in the
Condominium (each of which is hereinafter called a “Contract”).

C, Developer desires to make arrangements to escrow deposits on each Contract in
accordance herewith and with the provisions of Section 718.202, Florida Statutes and Rule 61B-17.009
F.A.C. Deposits under each Contract up to ten percent (10%) of the sales price of the applicable Contract
shall be deposited and held, subject to clearance, in a separate escrow account hereinafter referred to as
the “Ten Percent Escrow Account” and deposits in excess of ten percent (10%) of the sales price of the
applicable Contract shall be deposited and held, subject to clearance, in a separate escrow account
hereinafter referred to as the “Special Escrow Account”. Developer intends to post other assurances with
the Division of Florida Condominiums, Timeshares and Mobile Homes of the Department of Business and
Professional Regulation of the State of Florida (the “Division”), having its office at 2601 Blair Stone Road,
Tallahassee, Florida 32399, as allowed by Florida Statutes, so as to authorize release of funds to Developer
from the Ten Percent Escrow Account in accordance herewith.

D. Escrow Agent has agreed to hold and disburse all deposits it receives pursuant to the
terms and provisions hereof and otherwise in accordance with Section 718. 202, Florida Statutes.

NOW, THEREFORE, Escrow Agent and Developer hereby agree as follows:

1. The foregoing recitals are true and correct and incorporated herein as if repeated at
length.

2. From time to time, Developer will deliver checks payable to, or to direct wire transfers or
other electronic transfers of funds to, Escrow Agent which will represent deposits on Contracts, together
with a copy of each executed Contract and all exhibits, attachments and modifications thereto (if not
previously delivered with prior deposits) and a “Notice of Escrow Deposit” in the form attached hereto.
Escrow Agent shall acknowledge receipt of the deposit and deliver an executed copy of same to
Developer, and to the individual Condominium unit purchaser upon request. Developer shall also inform
Escrow Agent as to whether Developer intends to post alternative assurances, and if so, the estimated
amount of such assurance and when it will be provided. In accordance with Paragraph 3 of this Escrow
Agreement, in the event the Division accepts the assurance as being sufficient and Developer furnishes
Escrow Agent with a copy of the Division’s written approval along with the Withdrawal Certificate as

ACTIVE 58615477v4



Case 1:23-cv-24903-JB Document 440-2 Entered on FLSD Docket 08/01/2025 Page 3 of 14

hereinafter defined, Developer shall be entitled to receive a release of the escrow funds from the “Ten
Percent Escrow Account.”

3s Developer reserves the option to submit an assurance in accordance with Section
718.202(1), Florida Statutes. Upon such application for an assurance, Developer shall submit a quarterly
report pursuant to Rule 61B-17.009 F.A.C. The Division has the discretion to accept alternative assurances
from Developer in lieu of the escrow of all or any portion of the funds required to be escrowed hereunder.
Developer may, but is not obligated to, submit to the Division for approval a letter of credit or other
assurance, such as surety bonds or cash, as may be approved by the Division from time to time. If the
Division accepts the assurance as being sufficient, such assurance shall serve as security for all or a portion
of the deposits otherwise required to be escrowed hereunder in accordance with the terms and conditions
of this Escrow Agreement. Developer shall be obligated to furnish Escrow Agent with a copy of the
Division’s written approval of any assurance along with a certificate of Developer (the “Withdrawal
Certificate”) that such assurance is adequate in amount to cover deposits up to ten percent (10%) of the
sales price for all sales of condominium units in the Condominium. Notwithstanding anything contained
herein to the contrary, no substitute assurance arrangements shall be instituted, and Escrow Agent may
not rely on any such substitute assurance, without the prior written approval of the Division. All
modifications to the terms and conditions of any assurance must be accepted in writing by the Division.

4, Escrow Agent shall establish, in accordance with the reguirements of Section 718.202,
Florida Statutes separate accounts which shall be identified as the Ten Percent Escrow Account and the
Special Escrow Account (collectively referred to herein as the “Escrow Account” or “Escrow Accounts”).
Escrow Agent shall, at Developer’s discretion, invest the deposits received hereunder in savings or time
deposits in institutions designated by Developer, approved by Escrow Agent and which institutions shall
be insured by an agency of the United States or in securities of the United States or any agency thereof,
provided title thereto shall always evidence the escrow relationship. Escrow Agent shall at all times retain
a part of the Escrow Accounts in immediately available forms of investment as a reserve for: (a) any
Contract subject to the statutory fifteen (15) day voidability period; (b) anticipated closings; (c)
disbursement to Developer from the Special Escrow Account for construction and development purposes;
and (d) disbursement to Developer from the Ten Percent Escrow Account to the extent authorized under
any irrevocable letter of credit or surety bond furnished Escrow Agent and the Division and upon receipt
of a letter from the Division approving same in accordance with Section 718.202, Florida Statutes, and this
Agreement. Notwithstanding the pooling of deposits in the Ten Percent Escrow Account and the Special
Escrow Account, deposits received under the Agreement by the Escrow Agent shall be deemed to be
separate deposits under each respective contract for purchase of units in the Condominium. Escrow
Agent assumes no liability or responsibility for any loss of funds which may result from the failure of any
institution in which Developer directs that such savings, time deposits or money market accounts be
invested nor any loss or impairment of funds deposited in escrow in the course of collection or while on
deposit with a trust company, bank, or savings association resulting from failure, insolvency or suspension
of such institution or the fact that such funds may exceed the maximum amount insured by the FDIC.
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5. For so long as Developer maintains an acceptable assurance as contemplated herein,
Developer will not be obligated to escrow the deposits under each Contract up to ten percent (10%) of
the sales price of the applicable Contract (“Initial 10% Deposits”) which are otherwise required to be
escrowed hereunder with Escrow Agent; provided, however, that (i) the total amount of Initial 10%
Deposits retained by Developer is less than or equal to the amount of the assurance, including all increases
thereof, and (ii) in the event that Developer receives Initial 10% Deposits which, in the aggregate, exceed
the amount of the assurance, any such excess Initial 10% Deposits shall be delivered to Escrow Agent
immediately in accordance with the procedures set forth herein. Such excess Initial 10% Deposits may be
redelivered to Developer upon the receipt by Escrow Agent of acknowledgement by the Division that the
Division has received an increase in the amount of the assurance to cover the excess of the Initial 10%
Deposits. Escrow Agent shall disburse the funds deposited in the Ten Percent Escrow Account in
accordance with the following:

(a) To the purchaser within five (5} business days after purchaser has properly
terminated his or her contract and/or after the receipt of Developer’s written
certification that the contract has been terminated (other than a termination
resulting from an uncured default by the purchaser);

(b) To Developer, within five (5) business days after receipt of Developer’s written
certification that the purchaser’s Contract has been terminated by reason of said
purchaser’s failure to cure a default in the performance of purchaser’s obligations
thereunder, provided, however, that no disbursement shall be made if prior to
the disbursement Escrow Agent receives from purchaser written notice of a
dispute between the purchaser and Developer until such dispute is settled and
joint direction and/or a non-appealable order from a court of competent
jurisdiction is forwarded to Escrow Agent;

(c) If the deposit of a purchaser held in the Ten Percent Escrow Account, has not
been previously disbursed in accordance with the provisions of paragraphs 5(a)
or 5(b) above, the same shall be disbursed promptly to Developer or its designees
upon receipt from Developer of a closing statement or other verification signed
by the purchaser, or his attorney or authorized agent, reflecting that the
transaction for the sale and purchase of a unit in the Condominium has been
closed and consummated;

(d) In the event Developer delivers one or more irrevocable letters of credit or bonds
to the Escrow Agent in accordance with Section 718.202, Florida Statutes, and
this Agreement, then, upon receipt of a letter from the Division approving same
(or any increase or extension of same) and the Developer’s Withdrawal
Certificate, Escrow Agent shall disburse to Developer the amount of the deposits
now or thereafter held in the Ten Percent Escrow Account equal to, but not in
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excess of, the aggregate amount evidenced by the letter(s) of credit or bond(s)
delivered to the Division and so approved; or

(e) Except only where prohibited by applicable law, Escrow Agent shall at any time
make distribution of the purchaser’s deposit and interest earned thereon upon
written direction executed by Developer and purchaser.

No disbursement need be made by Escrow Agent until sums necessary to make such
disbursement have actually and finally cleared Escrow Agent’s account. Any interest earned on the Initial

10% Deposits shall be disbursed as required by law or as provided in the applicable contract between the
purchaser and the Developer.

6. Escrow Agent shall disburse the funds deposited in the Special Escrow Account in
accordance with the following:

(a) To the purchaser within five (5) business days after purchaser has properly
terminated his or her contract and/or after the receipt of Developer’s written
certification that the contract has been terminated (other than a termination
resulting from an uncured default by the purchaser).

{b) To Developer, within five (5) days after the receipt of Developer’s written
certification that: (i) the purchaser’s contract has been terminated by reason of
said purchaser’s failure to cure a default in performance of purchaser’s
obligations thereunder and (ii) Developer, as a result of such default and
termination of the purchaser’s contract is entitled to all or a portion of such funds
as liguidated damages or such other form of damages, as and to the extent
provided for in the purchaser's contract, provided, however, that no
disbursement shall be made if prior to the disbursement Escrow Agent receives
from purchaser written notice of a dispute between the purchaser and Developer
until such dispute is settled and joint direction and/or a non-appealable order
from a court of competent jurisdiction is forwarded to Escrow Agent.

(c) To Developer (as to that portion of the deposits in the Special Escrow Account)
within five (5) days after receipt of the Developer’s written certification to Escrow
Agent that construction of the improvements of the Condominium has begun,
that the Developer will use such funds for the actual costs incurred by the
Developer in the construction and development of the Condominium Property in
which the Unit to be sold is located and that no part of these funds will be used
for salaries, commissions, or for expenses of salespersons; for advertising,
marketing, or promotional purposes, or for loan fees and costs, principal and
interest on loans, attorney fees, accounting fees or insurance costs. Escrow Agent
shall not, however, be responsible to assure that (i) the contract between
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Developer and the purchaser permits use of the advance payments for
construction purposes or (ii) such funds are so employed and shall be entitled to
rely solely on such certification.

(d) if the deposit of a purchaser held in the Special Escrow Account has not been
previously disbursed in accordance with the provisions of subparagraphs 6(a),
6(a) or 6(c) above, the same shall be disbursed immediately to Developer or its
designees with any interest earned thereon upon receipt from Developer of a
closing statement or other verification signed by the purchaser, or his attorney or
authorized agent, reflecting that the transaction for sale and purchase of the
subject condominium unit has been closed and consummated.

(e) Except only where prohibited by applicable law, Escrow Agent shall at any time
make distribution of the purchaser’s deposit and interest earned thereon upon
written direction duly executed by Developer and purchaser.

No disbursement need be made by Escrow Agent until sums necessary to make such
disbursement have actually and finally cleared Escrow Agent’s account. Any interest earned on deposits
in the Special Escrow Account shall be disbursed as required by law or as provided in the applicable
contract between the purchaser and the Developer.

r From time to time Developer may deliver to the Escrow Agent, one or more irrevocable
and unconditional letters of credit or a surety bond in favor of the Division and/or the Escrow Agent. A
copy of any letter of credit or surety bond shall be delivered to the Division, which copy shall be certified
by the issuer as a true copy of the original. Upon the issuance of any such letter of credit or surety bond,
and upon receipt of a letter from the Division approving same, Escrow Agent shall, within three (3)
business days thereafter, disburse to Developer deposits held in the Ten Percent Escrow Account, or
thereafter paid to Escrow Agent for deposit to the Ten Percent Escrow Account, up to but not exceeding
the aggregate amount evidenced by the letter(s) of credit and/or surety bond delivered to the Division
and approved in writing by it, subject to the terms, conditions and limitations hereinafter provided:

(a) The letter(s) of credit and/or surety bond shall be in an amount which, when
combined with the amount of any prior outstanding letter(s) of credit or surety
bond presented to Escrow Agent, equals or exceeds the total of funds requested
to be withdrawn plus the “Withdrawn Funds”, as such term is defined below. The
term “Withdrawn Funds” shall mean those funds previously withdrawn by
Developer from the Ten Percent Escrow Account reduced by: (i} any sums paid to
a purchaser as a result of the purchaser’s termination of his Contract or as a result
of a default by Developer under the Contract; and (ii) any sums paid to Developer
as a result of a default by a purchaser under his Contract or as a result of the
closing of a Contract. Any letter of credit or surety bond presented to Escrow
Agent and the Division as a condition to a request for and disbursement of funds
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from the Ten Percent Escrow Account shall be in such form as may be approved
by the Division.

(b) Developer shall provide Escrow Agent with a monthly accounting of all funds or
other property received from purchasers which are not escrowed because of the
existence of an assurance, which monthly accounting shall be used by Escrow
Agent as a means of compiling the status report required hereinafter. Escrow
Agent shall be entitled to fully and completely rely upon the accuracy of said
monthly accountings without the need of any investigation. Such monthly
reports shall indicate the amount of monies for each purchaser then held by
Developer and a list of purchasers whose Initial 10% Deposits have been retained.
Additionally, pursuant to 61B-17.009, F.A.C., Developer shall provide the Division
with quarterly reports relating to the escrow funds. A “Summary of Escrow
Funds” statement shall be included with any requests for changes to a previously
approved assurance. This summary shall include all projects; the amounts, which
would be required to be deposited if no alternative assurance existed; the

amount of the assurance; the amount available for withdrawal; and the balance
in the escrow account.

{c) Subject to furnishing the letters of credit and/or surety bond and approval
thereof in accordance herewith, when Developer desires that funds be disbursed
to it from the Ten Percent Escrow Account, it shall provide Escrow Agent with a
written request therefor which shall certify to Escrow Agent that such funds will
be used solely in compliance with the Condominium Act. Escrow Agent shall be
entitled to rely upon Developer’s representations in this regard without the need
of any investigation and shall not be liable for any misuse by Developer of funds
disbursed from the Ten Percent Escrow Account pursuant hereto.

{d) Notwithstanding anything herein contained to the contrary (i) Developer shall
supply the Division with a replacement of the assurance which is acceptable to
the Division, not less than forty five {45) days prior to the expiration date of the
existing assurance, and (ii) if Escrow Agent has not received notification from the
Division that Developer has complied with this obligation, then thirty (30) days
prior to the expiration of the assurance, Escrow Agent shall provide to the Division
a statement showing the status of the total funds secured by the assurance as of
the thirtieth (30™) day prior to the expiration of the assurance based on the
monthly reports furnished by the Developer. Escrow Agent shall concurrently
make demand for replacement of the alternative assurance or payment from the
Developer to Escrow Agent of that amount of total funds secured by the
assurance. In the event that such payment is not received by Escrow Agent within
five (5) calendar days following the mailing of the demand by Escrow Agent, then
Escrow Agent shall make demand upon the assurance to the extent of the amount
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